draft district plan

Topic summary:

industrial
zones
KEY OUTCOMES

• Regional approach to industry
• Great urban areas
• Premier regional park for Ahuriri Estuary

introduction
Napier City has four major established industrial areas;
Pandora, Onekawa, Port of Napier and Awatoto. Other
smaller industrial areas exist in Greenmeadows and
scattered around Napier Hill.
Originally, Ahuriri was seen as an industrial zone due to the many
activities associated with shipping. However, a number of historic
industrial activities have subsequently departed the area and
now, Ahuriri is transformed into a vibrant area containing a mix of
commercial and residential activities. Vacated buildings have been
repurposed, creating a mixed use environment with an industrial feel.

Industry’s importance to the
region
The industrial sector is a key component of the local and regional
economy. It comprises a mix of direct wealth-generating industries
such as food processing, manufacturing and construction, and service
industries (transport, storage, wholesaling, and construction trades)
within the Napier Hastings urban areas. Importantly, these industries
essentially contribute to the generation of employment and the
economic and social wellbeing of the region.

Overview of current District
Plan industrial provisions
Council believes the industrial zones and their associated regulation
in the District Plan have been working reasonably well. However,
some objectives, policies and rules should be tightened to support:
• The need for a regional approach to industry due to the severe
lack of suitable land to support all types of industrial activities
within Napier, especially heavy industry, wet industry and industry
requiring large sites;
• The need to limit non-industrial activities who wish to establish
within industrial zones, especially large format-retail;
• Better management of the interface of industrial activities with
areas of significant value.

Overview of Draft District
Plan proposals
The Draft District Plan proposes two industrial zones; a marine
industrial precinct and a specific control area. Other industrial zones
in the current District Plan are being repurposed in line with the
national template for district plans and either being renamed and/
or moved into Special Purpose Zones (such as ‘Port Industrial’) or
Mixed Use Zones. The provisions in the Draft District Plan are largely
in accordance with the new format and structure prescribed by the
national template.
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The General Industrial Zone (GIZ)
This zone replaces what used to be called the Main Industrial Zone
relating to industrial areas of Onekawa, Awatoto and Pandora. It
allows for a wide range of industrial uses to occur with minimal
regulatory intervention, other than that required to ensure
appropriate environmental, amenity and health and safety standards
are met.
Onekawa is the main ‘dry’ industrial zone for small-scale and lightservice industries, with infrastructure designed to match these
activities’ needs. It has a significant retail component, and a
special control area has been developed along the Taradale Road
frontage to enable the retailing of products made within the area.
This retail proposition aims to support the ongoing sustainability of
manufacturing here.
The Awatoto industrial area is located on the southern fringe of the
city adjacent to the foreshore. It is the setting for big specialised
manufacturing industries with relatively large sites such as fertiliser
making, chemicals, textiles, aggregate and food processing.
Sometimes, existing industrial operations produce objectionable
visual or odour effects. The relatively isolated location and limited
number of sensitive activities nearby (healthcare, residential,
retirement housing etc) means there is a lower likelihood of issues
arising. Awatoto has limited reticulated infrastructure and any new
development is largely expected to provide its own services within its
own sites.
Pandora is home to specialist manufacturers such as textiles,
food processing, paper products, and fabricated metal products,
significant storage activity as well as a large number of vehicle sales
yards particularly along the major road corridors. Pandora is serviced
by a dedicated trade waste pipeline so that existing industrial
activities in the area can rely on the supply and disposal of water.
The bulk oil facilities and rail shunting yards in Ahuriri have retained
their primary function for some time. However, due to the nature of
the activities here, some segregation from more sensitive activities
such as residential and offices is required.

This land is zoned as General Industrial Zone to facilitate activity
while limiting sensitive activities to establish within the area.

The Light Industrial Zone (LIZ)
This zone applies to a number of smaller areas of industrial activity
that are scattered throughout the city. Formerly referred to as
Suburban Industrial Zones in recognition of their proximity to
residential areas, these zones include some industrial uses. Activities
that occur within the zone need to be managed so that they are
compatible with surrounding land uses, and a reasonable level
of amenity can be provided for the surrounding land uses (while
recognising that the amenity cannot be expected to mirror that
which would be found within a residential zone).

The Marine Industrial Precinct
The Marine Industrial Precinct is located on the northern shores of the
Inner Harbour. It provides for the sorts of existing industrial activities
that are involved with the maintenance and servicing of recreational
and commercial marine vessels. The effects of these industrial uses
and any associated risks are managed with regard to the water
environment.

Wastewater Treatment Specific Control Area (WTSCA)
The former Wastewater Treatment Zone is now called the Wastewater
Treatment Specific Control Area (the underlying zone is General
Industrial). The WTSCA identifies land at Awatoto where Napier’s
municipal wastewater treatment facilities are located. It includes
areas where the facility can operate and expand, provided the
effects on the environment and surrounding uses are appropriately
managed.
The reason for the WTSCA is to enable a more comprehensive
approach to waste issues, including freshwater management,
treatment of industrial discharges, trade waste and waste disposal to
coastal waters.
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It also means the values of local Tangata whenua and mana whenua
are able to be reflected in the management options as well as in
consideration of alternative methods of managing wastewater.
The Port Industrial Zone remains largely intact as per the current
District Plan but is now named the Special Purpose Port Zone
The Business Park Zone has been repurposed and rezoned to a
Special Purpose Zone: Te Whanganui a Orotu (Ahuriri Estuary)
Ecology and Stormwater Treatment Zone. It is no longer an Industrial
Zone.

KEY ISSUES
LIMITED LAND AVAILABLE FOR INDUSTRIAL USE

Suitable land for heavy industrial activities is generally not
available within Napier
The demand for industrial land continues to grow as businesses
expand and grow. Activities associated with heavy industries take
up a significant portion of available land as they require large sites,
efficient transport networks, dedicated waste treatment, major
stormwater infrastructure and buffers from other more sensitive
environments. The scarcity of suitable land in Napier for heavy and
wet industries mean they are generally directed into other areas
within the wider Hawke’s Bay region as part of our agreed regional
approach.
As Napier cannot continue to provide appropriate land to support all
sectors of industry, Napier City Council and Hastings District Council
have agreed to undertake a regional approach to industry. Hastings
is able to supply a much greater proportion of the land required by
large scale dry and wet industries (those requiring extensive water
use for processing of products). Meanwhile, Napier’s industrial zones
focus on more specific and defined industrial market segments, such
as those industries requiring close proximity to Napier Port, marinebased industry and specialised technology companies.

Increasing competition for industrial land resource
Napier continues to attract new businesses from within and from
outside the area. Interest from large-format retail to locate within
industrial zoned land is due to the availability of lower cost, larger
sites close to arterial routes. However this type of activity competes
with conventional industrial manufacturing activities. If unmanaged,
there is a risk industrial activities will be displaced from industrial
zones with no alternative options to relocate to.
Industrial areas in Napier are near capacity with a likely long-term
shortage of suitable industrial land in desirable locations. Locating
industrial and service industries in close proximity to main transport
nodes allows for convenient access to Napier Port and the Hawke’s
Bay Airport. Efficient and effective management of the adverse
effects of these activities relies on adequate infrastructure and
servicing.

IMPACT OF INDUSTRIAL ACTIVITIES

Investment in industrial activities and employment requires
certainty
Investment in industries creates employment and contributes to
community wellbeing with cumulative positive effects for the area. To
be effective, businesses require certainty and a predictable regulatory
environment. The District Plan’s provisions intend to enable the
continued use and development of industrial-type operations within
clearly defined boundaries.
Industrial activities tend to be incompatible with sites of significant
value or sensitive land uses including the Ahuriri Estuary
Industrial activities could potentially cause harm to ecosystems or
impact on significant cultural values or human health. The proximity
of industrial activities to water, coastal marine areas - including
the nationally important Ahuriri Estuary - and sites with significant
cultural value mean the expansion of existing industry and some
types of new activities may be inappropriate.
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The District Plan manages the interface between industrial building
and activities, and their neighbours, including sensitive environments.

Discharge of contaminated stormwater and trade waste from
industrial sites can have adverse effects on the environment
Industries are encouraged to locate where there is suitable
infrastructure to deal with the effects of discharges. The
infrastructure that is designed to cater for industries that use water
and discharge trade waste as part of their manufacturing processes is
only available in limited areas such as in Pandora. Minimum setbacks
from water bodies and the coastal marine area are also mandatory to
manage potentially contaminated stormwater run-off, to provide for
the natural character of the margins of water bodies and the coast,
and to safeguard the life supporting capacity of natural resources
and ecosystem health. Specific controls such as the Napier City
Council’s Trade Waste Bylaw also ensure any trade waste associated
with the expansion or development of new industrial activities within
each zone are managed appropriately.

AMENITY

Effects of industrial activities including traffic movements,
buildings, plant, structure and outdoor storage can diminish the
amenity values and character in adjacent zones.
Industrial operations can involve long hours, traffic movements, noise
generation and off-site effects that can have the potential to conflict
with nearby activities. Amenity cannot be expected to mirror that
which would be found within a non-industrial zone.
Under the Draft District Plan, the maintenance and enhancement
of landscape character in existing industrial zones, but visible from
residential areas and the gateways to the city, are recognised. At the
same time, the plan recognises the challenges that may arise when an
industrial zone adjoins a residential zone. The effects of incompatible
activities are controlled to address the potential for reverse sensitivity
or nuisance effects.

REVERSE SENSITIVITY

Reverse sensitivity issues can arise where activities are lawfully
established but generate undesirable effects that extend across
the property boundary
Reverse sensitivity refers to newly established land users complaining
about an established industrial activity that produces adverse effects
at adjacent properties. Sometimes, complaints result in operating
constraints being placed on existing authorised industrial activities.
While the effects of industrial activities are generally compatible with
other industrial uses, reverse sensitivity can occur when inappropriate
activities (such as residential growth) within the zone take place.
Incompatible activities are controlled to address the potential for
reverse sensitivity or nuisance effects.

WASTEWATER TREATMENT IS AN ESSENTIAL COMMUNITY
SERVICE

Treatment and disposal of any wastewater needs to be provided
for
Treatment of wastewater is an essential municipal service to ensure
the health and safety of people and the environment. The District
Plan identifies land and provides for the activities needed to process
the wastewater prior to discharge while addressing the effects of
operations and ensuring reverse sensitivity concerns are managed.

Planning for future growth includes reliance on water and
disposal of wastewater
The growing demand for housing requires infrastructure to treat and
dispose of the wastewater each household generates. With limited
land available, it is a challenge. Planning for future growth requires
Council to consider improved alternatives for waste management
such as land-based options, rather than reliance on disposal to sea.
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