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INTRODUCTION

1.

My full name is Rebecca Anne Foy.

I hold the qualification of Master of Arts (Hons, in Geography) from the
University of Auckland. | am a core group member of the New Zealand
Association for Impact Assessment, and a member of the International
Association for Impact Assessment and the Resource Management Law

Association.

| have been a Director of Formative, an independent consultancy,
specialising in social, economic, and urban form issues for four years.
Prior to this, | was an Associate Director of Market Economics Limited for

three years and was employed there for 20 years.

| have 24 vyears’ consulting and project experience, working for
commercial and public sector clients. | specialise in social impact
assessment (SIA), understanding the form and function of urban

economies, and the evaluation of outcomes and effects.

| have applied these specialties in studies throughout New Zealand (NZ)
and across most sectors including natural hazards, freshwater, urban
transformation, housing, retail, transport, wind farms, urban and rural
form, land demand, commercial and service demand, and local

government.

PURPOSE OF THIS EVIDENCE

6.

My evidence focuses on the assessment of the likely social effects of the
proposed private plan change (PPC) to rezone a 31.68ha site at Ongaroto
Road (State Highway 30, SH30), Whakamaru (Site).

J&T Quigley Limited (Quigley) has asked me to consider the social effects
of the proposed rezoning, in response to South Waikato District Council’s
RFI for a SIA to describe the potential effects on existing Whakamaru

Village residents, lake and recreation users and the Whakamaru and
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Mangakino townships and surrounding communities. | am a co-author of

the report titled “Proposed Lake Whakamaru Plan Change — Social Impact

Assessment” dated 24 July 2023.

CODE OF CONDUCT

8.

| confirm | have read the Expert Witness Code of Conduct set out in the

Environment Court's Practice Note 2023. | have complied with the Code

of Conduct in preparing this evidence and | agree to comply with it while

giving oral evidence before the Independent Hearings Commissioners

appointed by Council. Except where | state that | am relying on the

evidence of another person, this written evidence is within my area of

expertise. | have not omitted to consider material facts known to me that

might alter or detract from the opinions expressed in this evidence.

SCOPE AND STRUCTURE OF EVIDENCE

0.

10.

My evidence is structured into the following key sections:

(a)

(b)

(c)

The proposal section provides a brief overview of the key details
of the application.

The social impact assessment section describes the key principles
of SIAs and summarises the key findings of the report into the
social wellbeing categories that | generally use for assessment:
spatial form, environment (amenity), social cohesion and stability,
access to goods and services (includes recreation), health and
safety, livelihoods (economic), and social equity. This section also
describes the key social wellbeing issues that are raised by
submitters and responds to submitters’ concerns.

The Conclusions section summarises the key points of my

assessment.

There were 93 submissions and nine further submissions.! Just over half

of the original submissions (55%) were in opposition to the PPC. | note

1 putt, K. Section 42A Hearing Report 3 October 2025, para 3.2



11.

-3-

that people with a more neutral or positive view are less likely to make
submissions or respond to surveys, and | have encountered other
resource consent applications where rural residents actively avoid stating
their views to ensure that their neighbours will continue to help them in

times of need and to avoid conflict.

My assessment is desktop-based research, and | have not visited the Site.

THE PROPOSAL

12.

13.

14.

15.

The PPC seeks to rezone the Site from Rural to Rural Lifestyle zoning. This
would enable a new lifestyle subdivision to be developed, which the

applicant’s planning indicates would be likely to yield 66 lots (dwellings).

The Site is located along the north-eastern shores of Lake Whakamaru
which is approximately 30km south of Tokoroa and 55km north of Taupo.
The closest small towns are Whakamaru (2.5km) and Mangakino (9km).
The Site is currently mainly planted in forestry, and the surrounding area
consists of plantation forestry to the east and agricultural production
(dairy and dry stock grazing) to the north. To the south is Lake
Whakamaru which was created as part of the hydroelectric scheme and

provides recreational and amenity benefits.

Mr Thompson’s report estimates that the dwellings will accommodate a

mixture of permanent (45%) and holiday residents (55%).2

There are no firm timeframes for the likely full development of the Site,
and the uptake will depend on market demand. In his evidence, Mr
Quigley states that he originally intended it to be done in stages over a
minimum of eight years with a maximum timeframe of 20 years.
Subsequent to Mr Quigley’s community engagement, and pursuant to
suggestions by the community, Mr Quigley suggested that the longer

timeframe would enable the community to adapt to the landscape

2 Urban Economics, 9 September 2022. Economic Cost-Benefit Analysis - Proposed Private Plan
Change for 1861 Ongaroto Road, Lake Whakamaru
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amenity changes progressively, and this timeframe is raised in a number

of submissions.

To understand the scale of change in the local environment in comparison
to the existing environment | have considered two scenarios shown in
Table 1 (10 year and 20 year build-out), assuming that development can

proceed from 2027 onwards allowing for planning contingencies.

| have assumed that the average household size of the social area of
influence® based on 2023 Census data will apply to the proposed
development. That is 2.56 people per household which compares with
2.91 in Whakamaru township and 2.32 in Mangakino township. There is
a national trend towards smaller household sizes over time, though | have
held this ratio constant to provide an indication of the likely introduction

of new permanent residents into the proposed development.

Table 1 shows that of the 66 new dwellings, 30 are likely to be new
permanent households and 36 are likely to be holiday homes (relying on
Mr Thompson’s assessment). The net additional permanent population is
likely to be approximately 77 permanent residents. That is equivalent to
8 new residents and 7 dwellings per annum across ten years, or 4 new
permanent residents and 3 new dwellings per annum across twenty

years.

Table 1: Lake Whakamaru development timeframe scenarios

) 2027- 2032- 2037- 2042- Growth
Development Scenario 2031 2036 2041 2046 Total
10years
New permanent occupied 15 15 - - 30 3
New holiday homes 18 18 - - 36 4
Total dwellings 33 33 - - 66 7
Likely new permanent population 38 38 - - 77 8
20 years
New permanent occupied 8 8 8 8 30 2
New holiday homes 9 9 9 9 36 2
Total dwellings 17 17 17 17 66 3
Likely new permanent population 19 19 19 19 77 4

3Formative Ltd (24 July 2023). Proposed Lake Whakamaru Plan Change — Social Impact
Assessment, Figure 2.1.



SOCIAL IMPACT ASSESSMENT

SIA Methodology

19.

20.

21.

22.

23.

Social wellbeing and effects on people and communities’ ability to
provide for their social, economic, and cultural wellbeing and health and

safety is an important aspect of Part 2 of the RMA.

Social impacts refer to changes to individuals and communities resulting
from proposed changes that will alter the day-to-day way in which they
live, work, play, relate to each other, organise to meet their needs, and
generally participate as members of society. Annexure A provides more

detailed description about social impact assessment frameworks.

It is important to note that people respond differently to change based
on their own experiences and appetite for change/making trade-offs. For
this reason, a continuum of impacts can be experienced by individuals
where one person may experience significant impacts, and another may

be much less or not at all affected by the same issue.

For development projects, social wellbeing effects can generally be
experienced in the following three key timeframes: the planning and

consenting phase, the construction period and the operational period.

Council requested an SIA from the applicant, due to concerns about the

plan change’s potential impacts on the local and surrounding

communities. The following key steps were undertaken in my

assessment:

(a) Scoping the SIA.

(b) Understanding the social and planning baseline, which involves
defining the social areas of influence for the PPC.

(c) Estimating the likely social effects.
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Scoping the SIA involved reviewing the existing technical assessments for
the proposed development and undertaking a literature review to

understand the likely social wellbeing effects arising from the PPC.

I note it is common for social impact experts to work collaboratively with
other subject information experts and draw on their assessments and
information when considering social wellbeing effects. For this proposal,
I have looked at the topic area effects assessed with a view to identifying

any gaps, and provided my expertise where necessary.

SIAs typically address large scale changes such as urban redevelopment,
broadbrush changes to planning instruments for example residential and
industrial activities or natural hazard planning, transport projects, and
social housing policies. SIAs also tend to be required for projects that are
likely to create adverse effects that are undesirable to surrounding
communities such as wind farms, mines, refuse centres, and justice
facilities. This project is of a small scale in comparison to those types of
projects, and the scale of impacts is likely to be low, with the key issues

relating to amenity effects.

The social baseline

27.

28.

To understand the social baseline, | defined an area of social influence
that included the townships of Whakamaru, Mangakino and the rural
areas surrounding them, and a wider area of influence which included the
larger urban areas of Putaruru, Tokoroa and Taupo, assuming that most
of the less frequently purchased and accessed goods and services would

be acquired from the bigger centres.

| note that since that report was completed, Statistics New Zealand’s
Census of Population and Dwellings for 2023 data has been released, and
some of the statistical areas and the demographic profiles have changed.
| have analysed that Census 2023 data, and while some demography has

changed (such as slightly different age and household-type structures and
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occupations), none of those changes affect the conclusions drawn in my

report.

New business demographic information has also been published for
2024. This shows that the economic activity in Whakamaru Village (15
businesses and 21 jobs) and Mangakino (55 businesses with 125 jobs) has

remained relatively stable.

Due to the small population size, there are limited commercial and
services businesses and social facilities in the Immediate Area, except for
outdoor open space reserves and the Waikato River Trail. Most other

social facilities are in the larger urban areas within the Wider Area.

Lake Whakamaru is a tourist destination with a camping ground and
many holiday homes which are used by people that enjoy the lake,
especially for water-based recreational activities. Therefore, some of the
affected people will come from a much wider catchment, depending on

where they ordinarily live.

Those living in rural communities typically choose to live there due to the
space, peacefulness, lifestyle differences from urban areas, and being
close to nature and the natural environment, as well as relatively cheaper

housing costs.

Manaaki Whenua- Landcare Research conducts the biennial “Survey of
Rural Decision Makers” (SRDM), which is one of the largest and longest
running rural surveys in the world. The survey compiles responses that
are used to inform research and policy advice. The SRDM shows that
attitude, values, and concerns across Aotearoa-New Zealand’s rural
sector include concerns for the environment, having strong connections
to the land, and rural people feeling disconnected and underappreciated
by other New Zealanders. This is an important consideration in this
context given the rural nature of the Immediate Area and helps to explain

the reasons behind some of the opposition to the PPC.



34.

The planning environment also provides a useful social baseline for the
assessment of social wellbeing outcomes. Ms Feathers’ evidence and the
section 42A report describe the key planning instruments in more detail.
| note that policies relating to social, economic, and cultural wellbeing

and health and safety are relevant to the SIA:

Assessment of social effects

35.

36.

I have summarised the positive and negative social wellbeing effects likely

to arise from the PPC in Table 3.

While the development capacity of 66 new dwellings is equivalent to
approximately two thirds of the number of dwellings that existed in
Whakamaru Village in 2023, or nearly all the dwellings within the wider
rural area to the north of the Waikato River (Table 2), the development
has been designed in a manner to avoid the scale of change being
dominant within the landscape, is of a similar scale to Waipamu Station,
and Mr Thompson’s evidence has demonstrated that there is demand for

this type of development.

Table 2: Total Dwellings by location, 2023

2018- shl;:: of
Location 2018 2023 2023 2023
Growth

Dwgs
Whakamaru 93 96 3% 69%
Mangakino 684 726 6% 9%
Whakamaru Rural North 63 69 10% 96%
Whakamaru Rural South 249 240 -4% 28%
Mangakino Rural 60 60 0% 110%
Social Area of Influence 1,149 1,191 4% 6%
Taupo District 21,168 22,398 6% 0%
South Waikato District 9,732 9,954 2% 1%

Source: Statistics NZ Census of Population and Dwellings, 2023



Table 3: Lake Whakamaru development social wellbeing effects

Social effect
category

Positive

Negative

Spatial form

e Provides for new housing styles currently absent from the District
that are likely to be market attractive.

e The proposed housing is set back from the Waikato River and
building floor heights are designed to avoid natural hazards such
as flooding.

e The proposal is not anticipated on the Site, and therefore does
not meet the compact urban form objectives of the DP.

Environment

e Native planting will improve habitats, and Site amenity.

e Water quality of the Waikato River may improve due to fertilisers
no longer being used on the site and the development being
designed to prevent stormwater runoff.

e The Site is unlikely to continue being a dumping ground for other
people’s rubbish.

e The Site will have solar power, reducing reliance on the national
grid.

e Temporary pollution effects during construction, though the
effects can be mitigated through planning instruments.

e The rural vista and outlook will change for a small number of
people.

Social e A high-quality sense of place will be achieved on the Site due to e Newcomers may be treated differently or be met with hostility,
cohesion the proposed design guidelines. leading to some potential for social conflict.
e New people may move into the District and become more e Ongoing fear and uncertainty about how the community and
involved in social activities helping to foster new friendships. environment will change.
e Opportunities for positive interactions between campground e |[f granted, some community members will be disappointed by the
visitors and residents on the Site. outcome.
e |[f granted, the community will have more certainty about how the | ® For the existing community, sense of place is likely to change —
existing community and environment will change. though this can also be a positive effect.
e Small chance of reverse sensitivity issues arising between new
and existing activities, especially the campground.
Access e Asmallincrease in critical mass close to Whakamaru Village may | e Increased vehicle kilometres travelled (VKT) due to residents

help to increase the range of goods and services available.

e Opportunities for accessing goods and services using active
modes.

e The Whakamaru camping ground can be extended, and future
access ensured through vesting of a reserve.

needing to travel to access employment and goods and services
will generate greenhouse gas emissions.
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e Provision of new, warmer and healthier homes compared to
current options will lead to better health outcomes.

e New residents may provide more opportunities for social
interactions fostering increased sense of belonging.

e The Site has been assessed as being unaffected by natural hazard
issues meaning that none of the new residents will be exposed to
foreseeable safety issues.*

Social effect | Positive Negative
category
e Additional population growth will support expanded services

within the local community, including the school and medical

services.
Mental and e Access to active modes and recreation adjacent to the Site (Lake e Some existing residents may be affected by stress and anxiety
physical Whakamaru and Waikato River Trails) will help to improve health about how the community may change.
wellbeing and wellbeing.

Livelihoods

e Additional housing choice may free up older housing stock for
other residents elsewhere in the District, and may lead to District
-wide population growth.

e Supports employment in the South Waikato construction sector.

e Highly skilled workers and professionals may be attracted to live
in the community.

e Potential for increased tourism spending from those staying in
holiday homes.

e Bulk infrastructure costs will be financed by the developer,
meaning no additional burden on ratepayers.

e Surrounding landowners’ land values may slightly increase.

e Income generated through rates and financial contributions can
be used by Council to fund other services.

e Low potential for increasing rates for surrounding landowners
due to land value increases.

Social equity

e Arange of new household types could choose to live in the
development

e Potential for some cultural issues associated with the Waikato
River.

4 Statement of evidence of Anthony Edwin Richardson.
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Response to submissions

Negative effects raised by submitters

37. Submitters have raised concerns about the negative social wellbeing
effects they anticipate may arise due to the PPC. | have responded to
these issues under subheadings relating to the relevant social wellbeing

outcomes below.

Environment

38. Submitters anticipate permanent loss of flora, fauna and forestry land
uses and perceive those effects as being negative due to those elements
contributing to local character and sense of place.” These concerns relate
to perceived ongoing amenity effects which may arise from permanent
changes to the rural vista and outlook, the Waikato River and the

environment adjoining the Whakamaru Camping Ground.®

39. The visual character of an area provides amenity to residents and visitors,
with changes often impacting people’s quality of life at an emotional
level. Many people living in rural locations choose to do so because of the
peace, tranquillity, and naturalness of the environment. Rural quality of
life is often judged on its perceived difference from urban centres. Even
if there is no physical impact or disruption to people’s regular day-to-day
lives, the loss of views that have personal value can have a significant
mental health effect negatively affecting individuals’ quality of life. In this

case, the likelihood of this eventuating is very low and has been discussed

5 Submission of Paul Martin, Chanel Houlahan and Leanne Martin, Hope Woodward, Luke
Needham, Melissa Veryt, Wendy Simpson-Fox, Anita Lord and Whakamaru Water Ski Club Inc,
Forest and Bird, Andrew Bastin, Frances Anderson, Bevan Verryt, Kay Logan, Matthew and Jessica
Algie, Darren Porteous, John Hanna/Hanna Family, Maria Somers, Karen Treloar, Kay Logan, Paul
and Mandi Taylor, Theresa Kenny, Paul and Mandi Taylor, Robyn Bastin, Stewart Cundy and
Michael and Debbie O’Hanlon; Further submissions of Bryan Simpson, Susan Leitch, Chanel
Houlahan and Leanne Martin, Hope Woodward, Luke Needham, Melissa Verryt, Gareth Knight,
Bevan Verryt, Tony Verryt and Sheila Veryt, Wendy Simpson-Fox, Anita Lord.

5Submissions of Anne and Brett Davies, Jason Mills, Matthew and Jessica Algie, Melissa Verryt
and Gareth Knight, Sarah Bolt, Wendy Simpson Fox, Raukawa Charitable Trust; Further
submissions of Bryan Simpson, Chanel Houlahan and Leanne Martin, Hope Woodward, Susan
Leitch, Luke Needham, Melissa Verryt, Gareth Knight, Bevan Verryt, Tony Verryt and Sheila Veryt,
Sarah Bolt, Wendy Simpson-Fox.
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in Mr Mansergh’s evidence with respect to mitigation options for

landscape amenity.

Other issues identified by submitters relating to the environment,
including ongoing and temporary light, noise, air quality, stormwater, and
transport pollution which may impact the way that people use the
environment have been addressed by other subject matter experts
including Mr Mansergh, Mr Jacob, Mr Kessels, Mr Richardson and Ms
Makinson. In my opinion the social wellbeing outcomes arising from
these issues have been addressed by other experts and the effects are

likely to be very low or no more than minor.

Social cohesion

41.

42.

43.

Submitters are concerned that a 20-year development timeframe will

subject them to ongoing disruption and erode community wellbeing.”’

Mr Quigley’s evidence explains that he had mentioned to the community
that the development timeframes for the PPC area could occur across a
longer timeframe in response to concerns about how different the
landscape amenity would be, though there has been no firm timeframe

suggested.

The economics of developing the subdivision will mean that roading and
infrastructure development is likely to occur in stages, rather than be
ongoing across the development timeframe. It is difficult to predict how
attractive the subdivision will be to the market, but at an average of three
houses developed per annum across a 20-year period (Table 1), the scale
of disruption from building activity is unlikely to be more than minor,

especially given the distance from the existing township.

’Submissions of Anne and Brett Davies, Karen Treloar, and Melissa Verryt and Gareth Knight;
Further Submission of Bryan Simpson, Sarah Bolt, Luke Needham, Melissa Verryt, Gareth Knight,
Bevan Verryt, Tony Verryt and Sheila Verryt, Wendy Simpson-Fox, Anita Lord and Whakamaru Ski
Club, and Hope Woodward.
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Some submitters have acknowledged that community polarisation has
happened due to the proposal, while others mention that there are many
different groups within the community that contribute to conflicting

views and tensions already.?

It is not uncommon for community members to be resistant to change in
the planning and consenting stage, and especially in rural locations where
sense of place and belonging is derived from the natural environment and
perceptions of quietness and tranquillity. The PPC is likely to slightly
change sense of place over the medium to long term, and for some
people that is unwanted, while for others it is likely to have positive
impacts through adding new people to the community which will help to
support community organisations and friendships. On balance, in my
experience, once the plan change is confirmed and more certainty is
provided about how the community and landscapes may change, the
level of opposition is likely to diminish, and the potential positive effects

are likely to outweigh the negative effects for a small minority.

Submitters are concerned about potential conflict and safety issues they
believe may arise from increased recreational uses of Lake Whakamaru,
and traffic congestion.® These concerns are addressed in the evidence of
Mr Quigley and Ms Makinson, and in my opinion the PPC has been
developed to minimise the likelihood that traffic concerns arise. Mr
Quigley has also provided email correspondence with the Harbour

Master stating there have only been ten incidents on Lake Whakamaru in

8 Submissions of Anne and Brett Davies, Melissa Verryt, Gareth Knight, Sarah Bolt, Chanel
Houlahan, John Hanna/Hanna Family, Leanne Martin, Sarah Bolt, Luke Needham; Further
submissions of Hope Woodward, Sarah Bolt, and Luke Needham.

9Submissions of Anita Lord and Whakamaru Water Ski Club, Anne and Brett Davies, Robyn Bastin,
and Stewart Cundy Hope Woodward, lan and Karen Morris, and Sarah Bolt; Further submissions
of Hope Woodward, Bryan Simpson, Chanel Houlahan and Leanne Martin, Melissa Verryt, Gareth
Knight, Bevan Verryt, Tony Verryt and Sheila Veryt, Luke Needham, Wendy Simpson-Fox and
Anita Lord and Whakamaru Water Ski Club.
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the last ten years and providing general agreement that the proposed

development raises no immediate safety concerns.

47. Other issues raised by submitters are concerns about additional
pressures that may be placed on social facilities such as schools and
medical professionals arising from population growth.® Given the low
annual growth of between 4-8 new people, there is likely to be a very low
number of new children requiring a place in schools each year. Mr Quigley
has appended to his evidence email correspondence with the local school
confirming that it has capacity for new students. Any new students could
result in positive outcomes in terms of increased government funding,

staffing and curriculum options.

48, In terms of medical services, a GP:patient ratio of 1:1,300 is
recommended on average across NZ rural practices.'* However in 2024,
more than 90% of Rural General Practices operated at an average of
1:1,598. In 2023, there were 1,191 people living in the Immediate Area,
in which the Mangakino Health Centre is located, where there are two
GPs and two Practice Nurses. While there is concern amongst existing
residents that additional people moving into the community will strain
medical services, small incremental growth is unlikely to place significant
burden on the practice based on NZ average numbers. Mr Quigley has
appended email correspondence with the Mangakino Health Centre to
his evidence confirming that they currently have more capacity for local

patients.

49, Additionally, Ms Feathers correspondence with both Fire and Emergency

New Zealand and Hato Hone St Johns Ambulance Services which have

10Sybmissions of Hope Woodward, lan and Karen Morris , Anita Lord and Whakamaru Water Ski
Club, Bevan Verryt, Chanel Houlahan, Frances Anderson, John Hanna/Hanna Family, Karen
Treloar, Kay Logan, Leanne Martin, Matthew and Jessica Algie, Luke Needham, Cynthia Mann,
lan and Karen Morris, and Sarah Bolt; Further submissions of Bryan Simpson, Chanel Houlahan
and Leanne Martin, Luke Needham, Melissa Verryt, Gareth Knight, Bevan Verryt, Tony Verryt and
Sheila Veryt, Wendy Simpson-Fox, and Anita Lord and Whakamaru Water Ski Club.

11 Hauora Taiwhenua Rural Health Network (October, 2024). Rural General Practice Stocktake
Survey.
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also confirmed that they do not foresee any capacity issues and
emphasise that new people living in the community may help them to

recruit more volunteers.

Mental and physical wellbeing

50.

51.

Some submitters have claimed that they are suffering from mental
distress caused by the plan change process. *? Psychosocial impacts can
arise from developments which are not welcomed by the receiving
community and are evidenced by stress and anxiety. This can occur when
residents are resistant to change and uncertain about how the
community may be experienced in the future. It is common for these
effects to be experienced during the planning and decision-making
phases, as well as across the development phase, but these effects and
the associated perceptions and anxiety can change over time and be

alleviated by clear decision-making.

Only a small number of properties will be directly affected by the PPC,
though it is likely that a larger number of people have been drawn into
the submission process due to friendships and loyalties. In my opinion,
the submissions process is a robust mechanism for enabling people to
express their views and highlight perceived effects. In this case it is likely
that once a decision is made about the PPC, then certainty will be

provided helping to alleviate anxiety in most cases.

Social Equity

52.

Some submitters claim that the project consultation lacks integrity due to

specific organisations being omitted and the survey not being Council-

led. 13

12 Submissions of Chanel Houlahan, John Hanna/Hanna Family, Leanne Martin, Sarah Bolt, and
Luke Needham; Further Submission of Hope Woodward, and Sarah Bolt.

13Submissions of Sarah Bolt, Anita Lord and Whakamaru Water Ski Club, Chanel Houlahan, John
Hanna/Hanna Family, Leanne Martin, Maria Somers, Luke Needham, Hope Woodward, and Paul
Martin; Further submission of Hope Woodward.
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In some large-scale applications it can be useful to engage with the
community to understand the range of issues and risks that are likely to
arise and to help identify any mitigation options as well as building
goodwill (social licence to operate). Due to the relatively small scale of
development proposed by Quigley, and the existing community
engagement undertaken by Ms Feathers, Mr Quigley and the Whakamaru
Residents Association’s survey about the community’s concerns, most of

the key issues had already been scoped by the time of my involvement.

Submissions provide a useful mechanism for community members to
have a voice through the process, without generally accruing significant
financial costs. In my opinion, there was no need for additional
engagement to have occurred during the application as the key social

wellbeing effects were already well understood.

Positive effects raised by submitters

55.

56.

Some submitters support the proposed development and highlight that
the environment can benefit from good design and that the planning
process will ensure the natural character can be preserved.'* Others state
that the applicant has shown evidence of caring about the reserve area,*
and they expect the improvements to beautify and enrich the camping

and outdoor experience for everyone?®, and maintain ecosystems.’

Mr Quigley’s evidence has described the level of care taken in developing
design guidelines for the proposed subdivision to reduce the scale of
negative environmental impacts and ensure that positive outcomes can
be achieved, including through vesting the reserve and providing for the

extension of the Whakamaru camping ground.

1Submissions of Stephen McEwen, Tim Pearson, Raukawa Charitable Trust.
15Submission of Adam and Astra Patmore.

18Submission of Russell Sifleet.

7Submission of Stephen McEwen.
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Some submitters rightly highlight that population growth may allow the
community to grow and prosper and help to form a stronger sense of
community.’® This is one of the many positive outcomes that was
identified in my original report and has been accepted in the Section 42A

Report.

CONCLUSIONS

58.

59.

60.

A range of positive and negative social wellbeing effects are likely to arise
from the PPC, however due to the scale of the development which would
see between an additional three to seven new dwellings (four to eight
new people) per annum for a 10-year or 20-year timeframe respectively,
the effects are likely to be relatively limited in scale and geographical

extent.

From an SIA perspective, the only likely negative effects identified by
submitters that may arise from the PPC relate to amenity effects and
sense of place, which have been addressed in the subdivision design. Mr
Mansergh’s evidence addresses the design elements which have been
incorporated to mitigate any adverse amenity effects. Design elements
such as significant native plantings on site and clustering of dwellings are

likely to have positive amenity benefits.

Positive social wellbeing effects include the introduction of a small
number of new community members that could provide additional
vibrancy to the community, potentially sustaining incremental increases
in goods and services in Whakamaru Village and Mangakino. The PPC
would also support greater choice for higher end residential dwellings in
the district and attract new skilled residents generating a range of

economic benefits, as described in Mr Thompson’s evidence.

18 Submissions of Amber King, Vicki Greene, Ben Turner, Blair Wigglesworth, Delwyn Bredesen,
Stephen McEwen, Hope Woodward, Christopher Allen, Joshua Prouse, Marlene Johnson, Nathan
Dixon, Russell Sifleet, Richard Tucker, Chanel Houlahan, Kay Logan, Leanne Martin, Luke
Needham, Alex van de Wetering, Greg Robins, Hayden Marshall, Marie George, Stephen
McEwen, and Glyn Wooller.
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61. Due to the scale of development being small, and the range of limited
negative social wellbeing effects arising from the PPC, | agree with the
Section 42A assessment that the PPC will generate mainly positive social
wellbeing effects. This is likely to be the outcome regardless of how fast

development of the Site proceeds.

Rebecca Foy

10 October 2025
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Annexure A

The basic steps for SIAs include:

(a)

(b)

(c)

(d)

Scoping a proposal so it focuses on the main issues of concern to
the community and the key elements of the likely changes,
Understanding the social baseline prior to changes, including
understanding important values in the community,

Estimating the likely social wellbeing effects by comparing the
current and future situation after a change comes into effect,
Making recommendations about social impact management in
terms of which aspects can be monitored and managed in the

future to avoid, remedy, or mitigate potential social effects.

The IAIA provides a detailed list of the social impacts that should be

covered by SIAs when conceptualising changes, including the following

elements: 1°

(a)

(b)

(c)

(d)

(e)

people's way of life - that is, how they live, work, play and interact
with one another on a day-to-day basis

their culture - that is, their shared beliefs, customs, values and
stories, connections to land, places and buildings, and language or
dialect?°

their community - its cohesion, stability, character, sense of place,
services and facilities

their political systems - the extent to which people are able to
participate in decisions that affect their lives, the level of
democratisation that is taking place, and the resources provided
for this purpose

their environment - the quality of the air and water people use;
the availability and quality of the food they eat; the level of hazard

or risk, dust and noise they are exposed to; the adequacy of

19Social Impact Assessment (iaia.org).

Noting that in New Zealand this variable should exclude Maori culture and values which are
described in Cultural Impact Assessments undertaken by Manawhenua.


https://www.iaia.org/wiki-details.php?ID=23

-20-

sanitation, their physical safety, and their access to and control
over resources

(f) their health and wellbeing - health is a state of complete physical,
mental, social and spiritual wellbeing and not merely the absence
of disease or infirmity

(g) their personal and property rights - particularly whether people
are economically affected, or experience personal disadvantage
which may include a violation of their civil liberties

(h) their fears and aspirations - their perceptions about their safety,
their fears about the future of their community, and their

aspirations for their future and the future of their children.

64. There are also New Zealand and Australia specific guidelines for
undertaking SlAs that elaborate on these guidelines and provide context
specific direction.?! For example, access to, and use of infrastructure,
services, facilities, ecosystem services, and mechanisms for complaint,
remedy and grievance, and amenity/aesthetic values and the ability to

adapt to change are highlighted as being important considerations.

65. Typically, when | conduct SIAs | group those effects into the following
seven key social wellbeing categories as a way of reducing the overlap
between each of the IAIA effects, and to provide a better structure for
summarising the effects. The categories | typically use are:

(a) Urban or rural form: refers to the way places are laid out in
relation to land use activities and topography.

(b) Environment: outcomes relate to the consequences of changes to
the physical and natural environment for people and
communities, and the ability to govern and sustain natural

systems in culturally appropriate ways.

21 Taylor, C.N. and Mackay, M. (2022). Social Impact Assessment: Guidelines for Thriving
Communities and Regions. Building Better Homes Towns and Cities, Wellington, New Zealand.
NSW Department of Planning and Environment (2017). Social Impact Assessment Guideline
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(c) Social cohesion: relates to the ability of people to form inclusive
and cohesive social and cultural relationships in spatially defined
places and to participate in decision-making. The cohesiveness of
communities reflects a sense of belonging and place, physical
connectedness and accessibility, and the ability to establish and
maintain social relationships.

(d) Access and connectivity: outcomes include the ability to obtain
goods, services (health, education, training), employment, and
consumption (retail, business activity), and social life by being
able to move around and between communities.

(e) Health and safety: outcomes relate to people’s ability to live
healthy and safe lives, including the associated effects on physical
and mental health.

(f) Livelihoods: effects relate to people’s and households’ access to
places of work, business opportunities, investments (including
homes), and incomes, including businesses’ ability to establish
and operate in markets and the resulting pattern of employment
and incomes.

(g) Social equity: relates to the distribution of positive or negative
effects on different types of households and social groups,

including vulnerable people and Maori.

The relevance and level of importance of each of these categories is

context specific and varies between proposed changes or projects.



