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Conditions for coastal permit No. 61133

PORT OF TAURANGA LIMITED

Post Bag 1
MOUNT MAUNGANUI

A coastal permit pursuant to sections 12(1)(c) and 12(2)(b) of the Resource Management Act 1991 to
Excavate and Remove Sand from the Foreshore and Seabed of Tauranga

Harbour subject to the following conditions:

Purpose

To provide for the excavation by dredging of up to 50,000 cubic metres of material from the
Tauranga Harbour foreshore and seabed to create the sitting basin and under-wharf batter
for the northern extension of the Sulphur Point Wharf facilities.

Location And Area Of Dredging

The area to be dredged is located adjacent to the Sulphur Point reclamation and north of
existing wharf facilities, and is restricted to the area identified on Port of Tauranga, Sulphur
PT. Wharf Extension No.2 (Northern), Site Information, 360-04 - Amendment C.

Map Reference

At or about map reference NZMS 260 U14 9030 8870.

Legal Description

Tauranga Harbour, Crown Land (seabed), Block VI, Tauranga SD (Tauranga District).

Quantity

The total volume of material excavated under this permit shall not exceed 50,000 cubic
metres.

Works

All excavation dredging works under this permit shall be undertaken in accordance with
Port of Tauranga, Sulphur PT, Wharf Extension No.2 (Northern), Site Information, 360-04
— Amendment C and appended to this permit. The dredging works may be completed in
one continuous work programme or by way of a staged programme in which portions of the
excavation are completed one at a time.,






6.2

6.3

6.4

8.1

8.2

9.2

9.3

GlIfus3

All excavation dredging works under this permit shall be:
a) completed within four months of commencing works; or

b) if a staged programme is implemented, dredging for each stage shall be completed
within 2 months of commencing that stage.

No fuel storage or machinery refuelling shall occur where fuel could enter a water body in
the event of a spillage.

In the event that a significant proportion (greater than 5% by volume) of the material
dredged is found to be silt, dredging shall only be carried out on an ebb tide.

Disposal of Dredged Material

All dredged material shall be disposed of in accordance with the reclamation authorised by

permit number 61134,
(
No dredged material shall be disposed of within the coastal marine area, except where

provided for under conditions of permit number 61134,

Water Quality

Dredging operations shall not result in a suspended solids concentration within the water
column greater than 150 g/m’ above the background suspended solid level at a distance of
200-metres from any boundary of the dredging area identified in Port Of Tauranga, Sulphur
PT. Wharf Extension No.2 (Northern), Site Information, 360-04 — Amendment C and
appended to this permit.

The background suspended solids level shall be defined as being the natural suspended
solids level occurring in harbour water 500-metres up current from the dredging area
identified in Port Of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern), Site
Information, 360-04 — Amendment C.

Monitoring and Reporting

The permit holder shall inform the Regional Council, in writing, at least 2 working days
prior to the commencement of any works and whether the works programme will be a
continuous or a staged programme.

At the completion of excavation dredging works covered by this permit, or the completion
of any stage of such works, the permit holder shall undertake a harbour floor contour survey
of the dredged area.

The permit holder shall forward the following information to the Chief Executive of the
Regional Council, or delegate, within three months of the completion of excavation
dredging works covered by this permit or the completion of any stage of such works:

- ®  The total quantity of material removed; and
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s The results of the harbour floor survey required by condition 9.1.

Notification of Intention to Dredge

The permit holder shall place notices in the Bay of Plenty Times (or subsequent succeeding
newspaper with majority coverage in the Tauranga area) advising of the intention to dredge,
the area which is to be dredged, the period over which dredging is expected to occur, and
the restrictions to navigation that will apply, not less than seven days prior to, and on the
day prior to commencement of dredging. Before giving this advice the permit holder shall
advise the Tauranga Harbourmaster. Such advice shall be given prior to commencing a
continuous programme of dredging or prior to commencing each stage of a staged
programme.

Term of Permit

This permit shall expire on 30 November 2016.

Lapsing of Permit

Pursuant to section 125(1) of the Resource Management Act 1991, this permit will lapse on
the thirteenth anniversary of the date of commencement, as defined by section 116 of the
Resource Management Act 1991 unless it is given effect to prior to that date.

Resource Management Charges

The permit holder shall pay to the Bay of Plenty Regional Council such administrative
charges as are fixed from time to time by the Regional Council in accordance with section

36 of the Resource Management Act 1991.

This Permit is hereby granted under the Resource Management Act 1991 and does
not constitute an authority under any other Act, Regulation or Bylaw.

ADVICE NOTES

1

This permit does not authorise the holder to modify or disturb any archaeological or historic
sites or deposits within the area affected by this permit. Should any artefacts, bones, shell
midden or any other sites of archaeological or cultural significance be discovered within the
area affected by this operation, written authorisation should be obtained fiom the Historic
Places Trust before any damage, modification or destruction is undertaken.

Reporting requirements pursuant to condition 9.2 of this permit should be made in writing (fax
or letter) to the Principal Compliance Officer of the Regional Council.

The permit holder is advised that non-compliance with permit conditions may result in
enforcement action against the permit holder and/or their contractors.
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The permit holder is responsible for ensuring that all contractors carrying out works under this
permil are made aware of the relevant permit conditions, plans and associated documents.
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Conditions for coastal permit No. 61134

PORT OF TAURANGA LIMITED

Post Bag 1
MOUNT MAUNGANUI

A coastal permit pursuant to section 12(1)(a) of the Resource Management Act 1991 to Reclaim
Seabed and Foreshore subject to the following conditions:

Purpose

To reclaim seabed and foreshore of Tauranga Harbour to provide for the servicing of the
Sulphur Point wharf facilities and to ensure the configuration of the new wharf is
contiguous with existing facilities,

Location

At the northeastern extent of the Sulphur Point reclamation, Tauranga Harbour as
shown on Port of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern), Location
Plan, 360-00, submitted with the application for this permit and appended to this permit.

Map Reference

At or about map reference NZMS 260 U14 9030 8870.

Legal Description

Tauranga Harbour, Crown Land (seabed), Block VI, Tauranga SD (Tauranga District).

Area of Reclamation

The reclamation shall occupy an area no larger than 0.4-hectares and shall conform with
the dimensions shown on Port Of Tauranga, Sulphur PT. Wharf Extension No.2
(Northern), Boundary Plan, 360-02, submitted with the application for this permit and
appended to this permit.

Works

All works under this permit shall be undertaken in accordance with information
submitted with the application including Port of Tauranga, Assessment of
Environmental Effects, Sulphur Point Wharf, Extension No. 2 — North (2001). The
works may be completed in one continuous work programme or by way of a staged
programme in which portions of the reclamation are completed one at a time.






6.2

6.3

6.4

6.5

6.6

6.7

6.8

6.9

7.2

8.2
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All reclamation works under this permit shall be:
a) completed within eighteen months of the commencement of works; or

b) if a staged programme is implemented, the reclamation for each stage shall be
completed within nine months of commencing that stage.

The rock and fill material used in the reclamation shall be clean and, where placed in
the coastal marine area, shall only be in the area that the reclamation will cover.

The construction and lining of the rock wall and/or retaining wall surrounding the
reclamation shall be such that all dredged material (other than that authorised to be
discharged by consent number 61154) is contained within the reclamation.

The works associated with this permit shall be carried out under the supervision of a
registered engineer.

The reclamation works shall not result in an increase in water turbidity of more than
20 NTU above ambient level at any point 50 metres or greater from the reclamation
works.

No fuel storage or machinery refuelling shall occur where fuel could enter a water body
in the event of a spillage.

There shall be no direct discharge of sediment to surface waters as a result of this
permit.

Within three months of completion of the reclamation, or the completion of any stage of
the reclamation, the permit holder shall submit a survey plan that details the extent of
the reclamation, or stage of the reclamation to the Regional Council.

Notification

The permit holder shall inform the Regional Council, in writing, at least 2 working days
prior to the commencement of any works, including any stage of works covered by this
permit and of their completion within 5 working days of this occurring.

The permit holder shall inform the Regional Council, in writing, at least 2 working days
prior to commencing any works covered by this permit, either the complete reclamation
or any stage of it, of the name and emergency contact details of the registered engineer
overseeing the construction.

Maintenance

The reclamation and associated works shall be maintained in good structural condition
at all times.

Any scour or siltation of the seabed or adjoining shoreline which, in the opinion of the
Chief Executive of the Regional Council or delegate, results from works under this
permit or the longterm presence of reclamation works under this permit shall be
effectively remediated to the satisfaction of the Chief Executive of the Regional Council
or delegate.
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Lapsing of Permit

Pursuant to section 125(1) of the Resource Management Act 1991, this permit will lapse
on the thirteenth anniversary of the date of commencement, as defined by section 116 of
the Resource Management Act 1991 unless it is given effect to prior to that date.

Resource Management Charges

The permit holder shall pay the Bay of Plenty Regional Council such administrative
charges as are fixed from time to time by the Regional Council in accordance with
section 36 of the Resource Management Act 1991.

The Permit hereby authorised is granted under the Resource Management Act 1991
and does not constitute an authority under any other Act, Regulation or Bylaw.

Advice Notes

1

This permit does not authorise the holder to modify or disturb any archaeological or
historic sites or deposits within the area affected by this permit. Should any artefacts, bones,
shell midden or any other sites of archaeological or cultural significance be discovered
within the area affected by this operation, written authorisation should be obtained from the
Historic Places Trust before any damage, modification or destruction is undertaken.

Notification pursuant to conditions 7.1 and 7.2 of this permit should be made in writing (fax
or letter) to the Principal Compliance Officer of the Regional Council,

The permit holder is advised that non-compliance with permit conditions may result in
enforcement action against the permit holder and/or their contractors.

The permit holder is responsible for ensuring that all contractors carrying out works under
this permit are made aware of the relevant permit conditions, plans and associated

documents.

Section 245 of the Resource Management Act 1991 sets out the process for the vesting of the
land once reclaimed,
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Conditions for coastal permit No. 61137

PORT OF TAURANGA LIMITED

Post Bag 1
MOUNT MAUNGANUI

A coastal permit pursuant to section 12(1)(b) of the Resource Management Act 1991 to Erect
and Maintain Structures Associated With The Northern Extension of The
Sulphur Point Wharves in, on, Under and Over the Foreshore or Seabed
of Tauranga Harbour subject to the following conditions:

1 Purpose

To provide for the northern extension of the Sulphur Point wharf facilities.

2 Location

The wharf is located on the north eastern end of Sulphur Point, Tauranga Harbour as
shown on Port of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern), Location
Plan, 360-00 and Port of Tauranga, Sulphur PT. Whatf Extension No.2 (Northern),
Wharf Plan, 360-01A (both appended to this permit).

3 Map Reference

At or about map reference NZMS 260 U14 9030 8870.

4 Legal Description

Tauranga Harbour, Crown Land (seabed), Block VI, Tauranga SD (Tauranga District).

5 Works

5.1 Works shall be carried out and located in accordance with Port of Tauranga, Sulphur
PT. Wharf Extension No.2 (Northern), Wharf Plan, 360-01A; and Port of Tauranga,
Sulphur PT. Wharf Extension No.2 (Northern), Cross Section, 360-05 (both appended
to this permit).

52 Works shall be undertaken in accordance with the procedure detailed in section 9
Construction Effects (and appended to this permit) of the Port of Tauranga Assessment
of Environmental Effects Sulphur Point Wharf Extension No.2 — North (2001) supplied
in support of this permit. Works may be completed in one continuous work programme
or by way of a staged programme in which sections of the wharf extension are
completed one at a time.





5.3

5.4

5.5

5.6

o

8.1

8.2

8.3

ClI[S3

All plant, machinery, equipment and debris associated with these works shall be
removed from the foreshore at the completion of each stage (if more than one) of the
works and at the completion of the works.

No fuel storage or machinery refuelling shall occur where fuel could enter a water body
in the event of a spillage.

The works associated with this permit shall be carried out under the supervision of a
registered engineer.

All structures shall be constructed using appropriately treated materials of a non-
corrodible nature, where practicable.

All works under this permit shall be:
a) completed within eighteen months of commencing works; or

b) if a staged programme is implemented, the works for each stage shall be completed
within nine months of commencing that stage.

Navigation

The permit holder shall ensure that all structures under this permit are appropriately
marked and/or lit in accordance with the “System of Buoyage and Beaconage for New
Zealand” (document prepared by the Maritime Safety Authority of New Zealand) or any
subsequent superseding document.

Noise

No pile driving shall occur outside the hours of 7:30am — 5:30pm or on Sundays or
public holidays.

Notification

The permit holder shall inform the Regional Council in writing of its intention to
commence any works, either the complete programme or any stage of it, at least three
working days prior to commencing such works and of their completion within five
working days of this occurring.

The permit holder shall inform the Regional Council in writing at least three working
days prior to commencing any works covered by this permit, either the complete
programme or any stage of it, of the name and contact details of the registered engineer
referred to in condition 5.5 above,

Within 30 working days of completion of the works and should the programme be
staged, within 30 working days of completion of each stage of the works, the permit
holder shall submit a certificate signed by a registered engineer to certify that the
structure has been constructed in accordance with good engineering practice, and Port
Of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern), Wharf Plan, 360-01A and
Port Of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern), Cross Section, 360-
05 submitted with the application for this permit and appended to this permit.






9.1
9.2
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12

13

o1 [se
Maintenance

The wharf structure shall be maintained in good structural condition at all times.

Any scour or siltation of the seabed or adjoining shoreline which, in the opinion of the
Chief Executive of the Regional Council or delegate, results from works under this
permit or the longterm presence of the Wharf structure shall be effectively remediated
to the satisfaction of the Chief Executive of the Regional Council or delegate.

Term of Permit

This permit shall expire on 30 November 2026.

Lapsing of Permit

Pursuant to section 125(1) of the Resource Management Act 1991, this permit will lapse
on the thirteenth anniversary of the date of commencement, as defined by section 116 of
the Resource Management Act 1991 unless it is given effect to prior to that date.

Resource Management Charges

The permit holder shall pay the Bay of Plenty Regional Council such administrative
charges as are fixed from time to time by the Regional Council in accordance with
section 36 of the Resource Management Act 1991.

The Permit hereby authorised is granted under the Resource Management Act 1991
and does not constitute an authority under any other Act, Regulation or Bylaw.

Advice Notes

This activity may require authorisation under the Building Act 1991.

This permit does not authorise any activities associated with any vessel using the facility.
In particular, discharges firom vessels are likely to require other authorisations.

This permit does not authorise the holder to modify or disturb any archaeological or
historic sites or deposits within the area affected by this permit. Should any artefacts,
bones, shell midden or any other sites of archaeological or cultural significance be
discovered within the area affected by this operation, written authorisation should be
obtained firom the Historic Places Trust before any damage, modification or destruction
is undertaken.

Notification pursuant to conditions 8.1, 8.2 and 8.3 of this permit should be made in
writing (fax or letter) to the Principal Compliance Officer of the Regional Council.

The permit holder is advised that non-compliance with permit conditions may result in
enforcement action against the permit holder and/or their contractors.
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The permit holder is responsible for ensuring that all contractors carrying out works

under this permit are made aware of the relevant permit conditions, plans and associated
documents,
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9.1

9.2

% oftfs9a

9.0 CONSTRUCTION EFFECTS

Construction activities for the wharf and associated reclamations and
facilities will take place over a period of approximately 12 months.
The area affected will be within close proximity of the wharf location
and should be mainly contained within the presently unasphalted area
adjoining. However, stockpiling of rock and any precasting activities,
should these be necessary, would occur away from the immediate site
but still within the Sulphur Point wharf area. The construction
sequence would consist of:

e Dredging and Reclamation

Pile Driving

Reinforced Concrete Placing

Rock Placement

Backfilling Reclamation

Asphalting

A description of the main effects and the avoidance, remedying or
mitigation of each operation in turn is dealt with below.

DREDGING AND RECLAMATION

This activity will probably involve the use of a small cutter-suction dredge to
dredge out the sitting basin and form the underwharf batter. The dredged
material will be pumped ashore to form the reclamation. The volumes
concerned are approximately 50,000m?® and the material will be sand, shell
and could include some silt, This operation would be similar in most respects
to the sand replenishment dredging undertaken annually for the sand retailing
plant at Sulphur Point. The time taken would be approximately 6 weeks.

Other than the space occupied by the small dredge and its floating pipeline,
the main potential adverse effect is the turbidity and suspended solids which
may be caused by dredging and the effluent discharged back into the
harbour, The turbidity caused by the dredging can be avoided by using
suction dredging or grab dredging with closed grabs. Monitoring has shown
this to be the case. The quality of effluent is mitigated and controlled via a
settling pond to a design based on the result of a discharge of up to
36m’/min. and a suspended solids concentration level of 300g/m® which in
turn would attenuate to 30g/m® within a distance of 250m downstream. This
is achieved by a settling depth of 1.5m. This activity is covered by an existing
Coastal Discharge Consent 02 2732,

PILE DRIVING

It is likely some 250, probably prestressed concrete piles, will be required.
The most common or likely method of installation would be from a platform
over the water. The piles would be jetted using water and air, which would
cover most of the depth of penetration, but final driving of any pile extensions
to achieve set would need the use of impact hammers. This final driving
would be the main source of disturbance by way of noise. This is
unavoidable for the type of construction that is normally used for heavy duty
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wharves. The driving programme would cover a period of approximately 20 —
25 weeks.

9.2.1 Potential Adverse Effects

These effects are primarily noise levels and, to a lesser extent,
vibration. From past experience, the noise level of the pile driving is
such that it can be clearly heard approximately 1km away under
normal conditions and some 2 — 4km away under still or downwind
conditions. Loud noise likely to affect conversation or work is
restricted to some 100 — 200m.

The period of 20 — 25 weeks compares with the construction of the
existing 600m of wharves during which some 780 piles were driven
over a period of 50 weeks.

9.2.2 Avoidance, Remedying or Mitigation

People living or working within a radius of 1 — 4km may hear pile
driving intermittently 4 — 5 times per day for periods varying from 10
minutes to 30 minutes. This will occur over a period of some 20 — 25
weeks, but will depend on atmospheric conditions. It will affect people
living within this distance, mainly along the frontages of the Otumoetai
foreshore, Pillans Point and Cliff Road. As the closest residents are
over 2km from the site, it is not considered that the noise will be a
serious problem. All construction work will be required to comply with
NZS 6803:2000 “Acoustics — Construction Noise”.

REINFORCED CONCRETE PLACING

Some 1,500m® of in situ concrete will be required. This operation would
require the placing of boxing or formwork and placing of concrete by truck and
occasionally by pump. The operation is not likely to be a nuisance on
comparatively remote construction sites such as Sulphur Point.

ROCK PLACEMENT

40,000m® of rock will be required, representing some 1,500 vehicles over an
approximate 15 week period. The impact of the average heavy vehicle traffic
of approximately 20 per day may be compared with the 205 heavy vehicles
per day presently entering the Sulphur Point wharf area.

During the constructions of the existing 600m of wharf, a small number of
complaints were received from the public concerning rocks which had fallen
onto the road off the back of trucks. This problem will be addressed in future
contracts with the rock suppliers and transport operators.

BACKFILLING AND ASPHALTING

Backfilling will be carried out from reclaimed sand stored on site and will
involve mainly earthmoving machinery, a bulldozer and a vibrating roller
compactor. The noise from this operation will continue for approximately one
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Conditions for discharge permit No, 61154

PORT OF TAURANGA LIMITED

Post Bag 1
MOUNT MAUNGANUI

A discharge permit pursuant to section 15(1)(a) of the Resource Management Act 1991 to
Discharge Settled Dredge Water To Tauranga Harbour subject to the following
conditions:

1 Purpose

To provide for the discharge of sediment contaminated seawater from a 0.75-hectare
dredging settlement pond.

2 Discharge Quantity

The daily quantity of settled dredge water discharged shall not exceed 40,000 cubic
metres and the rate of discharge shall not exceed 600 litres per second.

3 Discharge Location

The discharge will be from multiple points located along the north eastern extent of
Sulphur Point, Tauranga Harbour as shown on Port Of Tauranga, Dredging — Discharge
Locations Of Settled Dredge Water, 334-04-4, submitted with the application for this
permit and appended to this permit.

4 Map Reference

At or about map reference NZMS 260 U14 8980 8870.

5 Legal Description

Lot 1, DPS 48736, Block VI, Tauranga SD, (Tauranga District).

6 Discharge

6.1 . Prior to discharge to Tauranga Harbour all dredge water shall be treated in accordance
with information shown on Port Of Tauranga, Dredging — Discharge Locations Of
Settled Dredge Water, 334-04-4, appended to this permit.

6.2 The settlement pond shall have a surface area of no less than 0.75 hectares and a
minimum settling depth of 1.5 metres.





6.3

6.4

7.1
7.2

7.3
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The permit holder shall ensure an evenly distributed outflow from the settlement pond
by the installation of a minimum of seven 400mm-diameter outlet pipes.

The permit holder shall ensure that all outlet structures are adequately armoured to
prevent scour or erosion.

Discharge Quality

The mixing zone is defined as being 250 metres down current of the discharge points.

The suspended solids concentration of the discharge shall not exceed 300 grams per
cubic metre within the mixing zone,

The discharge shall not cause:

the production of conspicuous oil or grease films, scums or foams, or floatable or
suspended materials; and

any conspicuous change in the colour or visual clarity outside the mixing zone;
and

any emission of objectionable odour; and
any significant adverse effects on aquatic life; and

the visual clarity of the water to be so low as to be unsuitable for bathing outside
the mixing zone; and

the water to be rendered unsuitable for bathing by the presence of contaminants
outside the mixing zone; and

undesirable biological growths as a result of the discharge of a contaminant into
the water; and

the natural temperature of the water to be changed by more than 3 degrees C; and

the concentration of dissolved oxygen to fall below 80% of saturation
concentration; and

aquatic organisms to be rendered unsuitable for human consumption by the
presence of contaminants.

Term of Permit

This permit shall expire on 30 November 2016.
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9 Lapsing of Permit

Pursuant to section 125(1) of the Resource Management Act 1991, this permit will lapse
on the thirteenth anniversary of the date of commencement, as defined by section 116 of
the Resource Management Act 1991 unless it is given effect to prior to that date.

10 Resource Management Charges

The permit holder shall pay the Bay of Plenty Regional Council such administrative
charges as are fixed from time to time by the Regional Council in accordance with
section 36 of the Resource Management Act 1991,

11 The Permit hereby authorised is granted under the Resource Management Act 1991
and does not constitute an authority under any other Act, Regulation or Bylaw.

ADVICE NOTES

1 The permit holder is advised that non-compliance with permit conditions may result in
enforcement action against the permit holder and/or its contractors.

2 The permit holder is responsible for ensuring that all contractors carrying out works under
this permit are made aware of the relevant permit conditions, plans and associated
documents.
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Consent (Restricted Coastal Activity) Number 61134

COASTAL PERMIT
RCAN 0806

Pursuant to the provisions of Section 119 of the Resource Management Act
1991, 1, Sandra Lee, Minister of Conservation hereby grant to Port of Tauranga
Ltd., a permit (coastal permit RCAN 0806) to carry out a restricted coastal
activity involving the reclamation of an area of seabed of some 4000m2 on the
bed of Tauranga Harbour at Sulphur Point, Map Reference NZMS 260: U14
9030 8870, in accordance with the information supplied with the application
and subject to the attached conditions of consent:

In terms of s123(a) this permit for the reclamation is for an unlimited period.

e

on Sandra Lee
Minister of Conservation





Consent (Restricted Coastal Activity) Number 61134

CONDITIONS OF CONSENT
RCAN 0806

PORT OF TAURANGA LIMITED

Post Bag 1
MOUNT MAUNGANUI

A coastal permit pursuant to section 12(1)(a) of the Resource Management Act 1991 to Reclaim
Sea and Foreshore subject to the following conditions:

6.1

Purpose

To reclaim seabed and foreshore of Tauranga Harbour to provide for the servicing of the
Sulphur Point wharf facilities and to ensure the configuration of the new wharf is contiguous
with existing facilities.

Location
At the northeastern extent of the Sulphur Point reclamation, Tauranga Harbour as shown on

Port of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern), Location Plan, 360-00,
submitted with the application for this permit and appended to this permit.

Map Reference

At or about map reference NZMS 260 U14 9030 8870.

Legal Description

Tauranga Harbour, Crown Land (seabed), Block VI, Tauranga SD (Tauranga District).

Area of Reclamation

The reclamation shall occupy an area no larger than 0.4-hectares and shall conform with the
dimensions shown on Port of Tauranga, Sulphur PT. Wharf Extension No.2 (Northern),
Boundary Plan, 360-02, submitted with the application for this permit and appended to this
permit.

Works

All works under this permit shall be undertaken in accordance with information submitted
with the application including Port of Tauranga, Assessment of Environmental Effects,
Sulphur Point Wharf, Extension No. 2 - North (2001). The works may be completed in one
continuous work programme or by way of a staged programme in which portions of the
reclamation are completed one at a time.





6.2

6.3

6.4

6.5

6.6

6.7

6.8

6.9

7.1

7.2

Consent (Restricted Coastal Activity) Number 61134

All reclamation works under this permit shall be:
a) completed within eighteen months of the commencement of works; or

b) if a staged programme is implemented, the reclamation for each stage shall be
completed within nine months of commencing that stage.

The rock and fill material used in the reclamation shall be clean and, where placed in the
coastal marine area, shall only be in the area that the reclamation will cover.

The construction and lining of the rock wall and/or retaining wall surrounding the
reclamation shall be such that all dredged material (other than that authorised to be
discharged by consent number 61154) is contained within the reclamation.

The works associated with this permit shall be carried out under the supervision of a
registered engineer.

The reclamation works shall not result in an increase in water turbidity of more than 20 NTU
above ambient level at any point 50 metres or greater from the reclamation works.

No fuel storage or machinery refuelling shall occur where fuel could enter a water body in
the event of a spillage.

There shall be no direct discharge of sediment to surface waters as a result of this permit.

Within three months of completion of the reclamation, or the completion of any stage of the
reclamation, the permit holder shall submit a survey plan that details the extent of the
reclamation, or stage of the reclamation to the Regional Council.

Notification

The permit holder shall inform the Regional Council, in writing, at least 2 working days
prior to the commencement of any works, including any stage of works covered by this
permit and of their completion within 5 working days of this occurring.

The permit holder shall inform the Regional Council, in writing, at least 2 working days
prior to commencing any works covered by this permit, either the complete reclamation or
any stage of it, of the name and emergency contact details of the registered engineer
overseeing the construction.
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8.2
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Consent (Restricted Coastal Activity) Number 61134

Maintenance

The reclamation and associated works shall be maintained in good structural condition at all
times.

Any scour or siltation of the seabed or adjoining shoreline which, in the opinion of the Chief
Executive of the Regional Council or delegate, results from works under this permit or the
longterm presence of reclamation works under this permit shall be effectively remediated to
the satisfaction of the Chief Executive of the Regional Council or delegate.

Lapsing of Permit

Pursuant to section 125(1) of the Resource Management Act 1991, this permit will lapse on
the thirteenth anniversary of the date of commencement, as defined by section 116 of the
Resource Management Act 1991 unless it is given effect to prior to that date.

Resource Management Charges
The permit holder shall pay the Bay of Plenty Regional Council such administrative charges

as are fixed from time to time by the Regional Council in accordance with section 36 of the
Resource Management Act 1991.

The Permit hereby authorised is granted under the Resource Management Act 1991 and
does not constitute an authority under any other Act, Regulation or Bylaw.

Advice Notes:

1

This permit does not authorise the holder to modify or disturb any archaeological or
historic sites or deposits within the area affected by this permit. Should any artefacts,
bones, shell midden or any other sites of archaeological or cultural significance be
discovered within the area affected by this operation, written authorisation should be
obtained from the Historic Places Trust before any damage, modification or destruction is
undertaken.

Notification pursuant to conditions 7.1 and 7.2 of this permit should be made in writing (fax
or letter) to the Principal Compliance Olfficer of the Regional Council.

The permit holder is advised that non-compliance with permit conditions may result in
enforcement action against the permit holder and/or their contractors.

The permit holder is responsible for ensuring that all contractors carrying out works under
this permit are made aware of the relevant permit conditions, plans and associated
documents.

Section 245 of the Resource Management Act 1991 sets out the process for the vesting of
the. land once reclaimed.
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DATED at Whakatane this 23rd day of July 2002

For and on behalf of
The Bay of Plenty Regional Council

J A Jones
Chief Executive






Office of Treaty

Office of Treaty Settlements

Settlements
Te Tari Whakatau Take e pa ana Justice Centre | 19 Aitken Street | DX SX10111 | Wellington
ki te Tiriti o Waitangi
L= ik Qe T04 494 9800 | F 04 494 9801
PART OF THE MINISTRY OF JUSTICE www.ots.govt.nz

Vanessa Hamm

Partner

Holland Beckett Lawyers
Private Bag 12011
TAURANGA

Téna koe
Official Information Request

Thank you for your letter of 25 October 2016 seeking information on parcels of land located at
Sulphur Point, Tauranga.

| can advise there are no historical claims or pending claims over the land. | can also advise that the
land is not being considered as potential redress in any settlement of historical Treaty of Waitangi
claims as at today’s date.

The Marine and Coastal Area (Takutai Moana) Act 2011 will only affect the common marine and
coastal area abutting the specified parcels at land at Sulphur Point. | can confirm that no applications
for customary marine title have been received in the common marine and coastal area abutting the
area in question.

Naku noa, na

Nashwa Boys
Deputy Director, Negotiations
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When our lives are attuned to good things and life is clear and the spirit flows strongly then
all is possible — Dr Maharaia Winiata Ph.D

Introduction and Executive Summary

This Cultural Impact Assessment has been prepared in respect of two parcels of land reclaimed and
occupied by the Port of Tauranga (“The Port”) at Sulphur Point. Title to the two parcels has not been
issued. The two parcels known as the Northern Reclamation and the Southern Reclamation (see
Figure 1 aerial) total 1.2 ha in area and is a part of the 76-odd hectares reclaimed for Port operations
since the early 1970s. The Port now wishes to formalise this matter by having titles issues by Land
Information New Zealand (“LINZ”).

Sulphur Point lies within the rohe of Ngai Tamarawaho and LINZ has asked the Port to obtain a
written report from tangata whenua in respect of the cultural values associated with the land.

Port of Tauranga - Sulphur Point - the two parcels of land are highlighted in purple.
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This report in part responds to that request. It sets out the traditional historical relationship
between Ngai Tamarawaho and the Sulphur Point area before turning to an examination of the hapu
values and how these might be affected by on-going Port operations utilising the reclamation areas
for which title is now being sought.

The Port has consulted with Ngai Tamarawaho on this matter and has agreed to take into account
the particular issues and concerns of the hapu as set out in this Cultural Values Assessment Report.

For their part Ngai Tamarawaho is supportive of the Port application and appreciates that the Port
has taken the initiative of initiating consultation and the preparation of this report. That support
however is conditional on Ngai Tamarawaho’s cultural and environmental values being properly
considered and provided for. The hapu also seeks provision being made for the proper
acknowledgement of its relationship with the Sulphur Point area utilised by the Port and its
operations.

Note:

While the hapu has decided not to seek legal advice on the matter Ngai Tamarawaho nevertheless
wishes to record that a case might be made for the reclamations in question to be regarded as
surplus Crown Lands and therefore available for Treaty claims settlement purposes through the
Office of Treaty Settlements.

Te Paritaha pipi
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Cultural and historical context

Sulphur Point sits firmly within the rohe of Ngai Tamarawaho, a hapu of Ngati Ranginui and who are
based at Huria Marae, Judea. Ngai Tamarawaho lays claim to a traditional and customary
relationship with this part of Te Awanui — Tauranga harbour. It is a relationship that is recognised
and acknowledged by all other Tauranga Moana iwi and hapu and which is enshrined in Treaty
settlement legislation.
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The Ngai Tamarawaho rohe: “Mai Mangorewa ki Ruawahine atu ki Te Paritaha o Te Awanui
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~- 271 NGATI KAHU

——] NGATI HANGARAU

T NGAI TAMARAWAHO

[IITIT]) NeAT RUAHINE
NGAI TE AHI

The area occupied by the Sulphur Point reclamation is of special significance to Ngai Tamarawaho
because of its location and traditional role as a kai moana maataitai for the hapu. In traditional
times both sides of the Waikareao channel were locations for pa, kainga and extensive cultivations.
On the western (Otumoetai) side, the Waikareao pa was located while on the eastern side (marked
Mission Point on the 1852 chart below) was the site of the Otamataha Pa. The Otamataha Pa site
now forms the Mission cemetery and overlooks Sulphur Point and the Port and new Marine Precinct.
The land along the top of the cliffs and south along the Te Papa peninsular was extensively
cultivated.

852 chart - source: Tarang City lerry 7
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TAURIKURA
The legend of Taurikura?
Rckp i The land and its forms hold our history and
according to our traditions the Kopurererua
River, Waikareao Estuary and the channel out
—— past Sulphur Point and into the wider harbour
g o owe their existence to our hapu taniwha,

Taurikura. Taurikura, an ancestress of Ngai
Panepane Tamarawaho, is often recalled in whakatauki
(tribal sayings) and waiata (song) which are an
ongoing reminder of our links to the land and

sea by tying together the sites of significance

mentioned in this legend. The legend also

Motuopae
serves to link the Ngai Tamarawaho rohe from

the ranges and our maunga Puwhenua, past
our lands at the Taumata, down the Kopurerua
Valley and out across the Waikareao estuary
and onwards to Karewa Island where we
believe Taurikura still resides to this day.

Taurikura was a chief’s daughter and woman of
high rank who lived in Kahakaharoa in the

WATMAPY

Taumata. She was particularly indulged and
spoilt and provided with whatever she wanted.
In return, she expected everything to be done

Okahakaharoa
for her.

y,ﬁ\’.‘h’rwﬂ

The Journey of Taurikura

One day her old grandfather requested that she fetch water for him from the river. She was defiant
and refused to get the water so the old man despite his weakened condition made the return trip to
the river in the gorge below himself. On his return with a gourd full of water, Taurikura demanded
some for herself as she was thirsty too. The old man responded angrily, chastising her for being lazy
and spoilt and his granddaughter at that! Taurikura feeling ashamed and embarrassed knew she had
behaved badly and could not face the old man again or her relatives who would hear of her bad
behaviour. She decided to leave the village and crept down the steep track to the river. Here she
changed herself into a ngangara, a type of lizard, and plunged into the water. She swam
downstream toward Tauranga Moana on the coast. As she swam, the river carved out a new course
for itself, along the route now known as Kopurererua. She swam with this stream out into the
estuary of Waikareao past the Judea Pa, past Motuopae out into Tauranga Moana. She swam on

! This version of the legend is told by Ngai Tamarawaho historian Peri Kohu.
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past Mauao and out into the open ocean finally arriving exhausted at the rocky island of Karewa in
the sea beyond Matakana Island. Taurikura stayed on Karewa and kept the form of a lizard so no one
would recognise her. She was the ancestor of tuatara. The lizards are no longer found on the
mainland but only on offshore islands like Karewa where they share the nests of titi or mutton birds.

I
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,

Taurikura is remembered by Ngai Tamarawaho and can be seen in a carved poupou in our meeting
house Tamateapokaiwhenua at Huria.

A food basket

The Sulphur Point Port location is in a part of the harbour that was of great importance to our
people as a food resource. The beach area encompassed within the sand bar Matau or “hook”
extending out into the harbour was a landing place for waka. The Waikareao estuary and harbour
channels were fished for patiki (flounder), kanae (mullet), herrings or yellow-eyed mullet also known
to us as kanae and parore.

The extensive tidal flats on both sides of the hook were maataitai or collection places for kai moana
such as titiko (mud snails), hururoa, kukuroa or toretore (horse mussels), tuangi (cockles), tipa
(scallops) and tio (rock oysters) where the shoreline provided suitable habitat. The area also
bounded Te Paritaha — the enormous pipi beds that covered the central banks within Te Awanui the
wider Tauranga harbour. The beds are still in existence today and remain a valued resource to all
Tauranga hapu and iwi.

8|Page





Waka drawn up on the “Matau” beach below The EIms and the Te Papa Mission Station - March
1848 — British Museum

An 1858 view of the Te Papa mission station with the “Matau” sandbank in the middle distance —
painting by John Kinder part of the EIms Collection
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This 1865 painting by Andrew Thomas shows the extent of the “Matau” sandbank with the estuary to

the left and the main harbour to the right — source Tauranga Library

A circa 1900 photograph
by Mary Humphries of
roughly the same view —
source Tauranga library

The first building on the
Sulphur Point spit was
this plant which was built





to receive sulphur mined on White Island in the early 1900s. Mining ceased in 1914 after an eruption
on the island killed 10 workers. Mining resumed in the late 1920s but ceased before World War I
because the operation had become uneconomic. The matau can still be discerned in the middle
distance. Laura Dunnage photo

The reclamation of land at Sulphur Point commenced in 1965 using dredgings from harbour
deepening operations. By 1990 some 90 ha had been reclaimed. There was no consultation with
Ngai Tamarawaho over the nature and extent of this work. The Bay of Plenty Harbour Board
(Sulphur Point) Vesting and Empowering Act of 1981 which formalised the reclamation and placed
ownership in the Bay of Plenty Harbour Board was but one of a series of legislative Acts — beginning
with the Native Settlements Act of 1863 and the Suppression of Rebellion Act of the same year - that
over time has served to separate Ngai Tamarawaho from their traditional lands and interests.

1947 photograph of Sulphur Point showing the “hook” still in existence; Motuopae Island (urupa) and
Huria marae in the middle distance.

Ngai Tamarawaho values

We have taken a genuine interest in the Sulphur Point reclamations because the presence of the
Port operation and other activities is a jarring reminder of how much we have lost since the 1860s. It
is not just the confiscation of our lands but the reality that even as recently as the 1981 legislation
any consideration that we might have something to say about the Sulphur Point reclamation and
development on top of our traditional maataitai and fishing ground was simply not taken into
account.
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Since 1982 we have seen Sulphur Point grow to its present size and in tandem with that growth we
continue to see our traditional position eroded through having to accommodate the development of
the city for the community good.

Treaty settlement land offered to us and accepted in Dive Crescent for example has subsequently
had to be relinquished in order to provide for alternative access to Sulphur Point (and the Port
operations there) and for the Harbour Bridge on and off-ramps at that point. We appreciate this is
not a matter precipitated by the Port but the Port and its Sulphur Point operations has certainly
been a major beneficiary.

What it has meant for the hapu is that we need to remain zealous in ensuring no further trampling
of our customary relationship within this area of the city. While the on and off-ramps have been a
successful adjunct to the city and its infrastructure promises made to us about that loss being
compensated with other land have still not been met more than decade later. The pain of our loss
continues unabated and if anything is exacerbated.

The Port lies within our traditional rohe and intersects with our Ngai Tamarawaho cultural and
environmental values. We have accepted that the Port exists because we have no choice. However
in order to move forward we want that intersection to be a comfortable alighment between the Port
objectives and our values.

Cultural values

® Respect for ourselves as Mdori people with a valued historic heritage that is our
inheritance and which we must be vigilant in defending

®  Respect for the active practice of our culture through the observance of proper
tikanga and protocols that guide our lives including the rituals of the powhiri and the
tangi; the use of te reo rangatira, waiata, pepeha, whakapapa, pakiwaitara, kapa
haka, poi and the many things that distinguish us as NGAI TAMARAWAHO.

® Respect and reverence for all the places that are important to us; including the
cultural landscape that we live in — mountains, waterways, islands, moana — the sea,
our traditional lands. All these things are permanent reminders of who we are as a
people and help identify our place in that landscape

® Respect for our ancestral marae, our remaining lands and our homes because they
constitute our turangawaewae — our place to stand

® Respect for the burial places of our dead, the ancestors from whom we have sprung
and who provided these places for us.

®*  Manaaki — our obligation to be graceful and generous hosts to those coming
amongst us
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Ngai Tamarawaho Applicable Environmental Values

Land

Water

The land of our rohe is our turangawaewae — our place to stand. It also holds the history of
our past and is an important key to our future. We have a sacred obligation to ensure that
the lands within our rohe are treated with respect.

Given that the land associated with the Port is reclaimed land it is doubtful whether the
normal values attached to land development by NGAI TAMARAWAHO will apply. However
the hapu expects to be consulted and be an active participant in any instance where
development involves earthworks, discharges to land, or is on land that holds a special
cultural significance for our people such as past burial grounds, places where our people
formerly lived and places of spiritual significance.

All the waterways and water sources within our rohe — large or small — are important to us.
Our special concerns are for the Kopurererua Stream, the Waikareao Estuary, Te Awanui, the
Tauranga harbour, the Moana A Toi itself and the offshore islands of Karewa and Tuhua.

The sea and the waterways have nurtured our people — they have formed our pathways,
have been places of sustenance for us for generations whether that be for drinking water —
wai Mdori — or as with the estuary and the harbour and sea - our food bowl! and garden.
Karewa is the home of our ancestor Taurikura.

We have a kaitiaki obligation to ensure and where possible enhance the water quality of our
waterways and to protect and preserve all the life that is within those waters and places.
Enhancement of the waterways includes proper use and care of the surrounding
environment.

As part of waterways protection we are also concerned to see proper sediment and water
treatment controls put in place for any harbour discharges. In respect of Port activities we
acknowledge consultation with the hapu over recent stormwater discharge consents.

We are aware that our harbour and our estuary in particular are subject to unauthorised
discharges or untreated discharges from many point sources. These discharges have, among
other things, contributed a surfeit of nutrients to the water helping to create a low quality
marine environment. In turn that has had a serious and negative impact on the mauri - the
spiritual element or life essence that exists in all things — associated with those places. NGAI
TAMARAWAHO wishes to work with other stakeholders such as the Port to achieve an
ongoing incremental restoration of our waterways, our estuary and our harbour and in doing
so help restore the mauri.
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NGAI TAMARAWAHO expects to be consulted and be an active participant in all cases where
a proposal or development involves engagement in any way with our waterways.

Air

Air is the major component of Te Hau — the breath of life and links to the concept of Tihe
Mauri Ora in particular. We recognise that the Port is a place where as part of its operations
air borne pollutants can be present, for example in the use of fumigants. As with discharges
to water our expectation is that all discharges to air of pollutants shall be in the first instance
avoided and where this is not possible appropriately mitigated and remedied.
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Ngai Tamarawaho powhiri at Waikareao Pa circa 1843

Mitigation measures

For the on-going activities of the Port the following measures will address Ngai Tamarawaho's
concerns:

e Ngai Tamarawaho is to be consulted about any future land use changes within the Port
operations at Sulphur Point.

e Ngai Tamarawaho has a concern for water quality in the harbour and is keen to see the
present measures for dealing with stormwater and any other liquid discharges maintained at
a high level and where possible, enhanced.

14| Page





e Ngai Tamarawaho is especially keen to see that comprehensive management and
monitoring measures are in place to ensure that normal port operations will not result in
any long term negative impact on existing bio diversity or on the wider environmental health
of Te Awanui, the Tauranga harbour.

e Ngai Tamarawaho looks forward to receiving copies of any reports and other relevant
information arising from Port activities and which might have an impact on the cultural and
environmental values set out here. Meetings between the parties to discuss any issues are
encouraged with the only qualifier being that they be held at mutually convenient times.

e Recognising that the Port is a physical reality, Ngai Tamarawaho is pleased to offer
appropriate cultural assistance as appropriate in ensuring the safety of all site operations.

e Ngai Tamarawaho would be pleased to have their long standing relationship with the area
suitably acknowledged. We have some proposals as to how this might be achieved and
would be happy to discuss these with the Port in due course. In our minds such
acknowledgement would go a long way towards correcting the list of failures by successive
authorities to recognise our relationship with the area and to also observe an important
cultural tradition which should have been undertaken at the very beginning of the Port’s
Sulphur Point existence.

A‘
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Buddy Mikaere

For Ngai Tamarawaho EU
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REGISTERED VALUERS, PROPERTY CONSULTANTS & ARBITRATORS

H/16/48-VG2

RJL:EW GRIBBLE
CHURTON
8 August 2017 TAavyLoR
LIMITED

Crown Property Centre of Expertise
Private Bag 4721

Christchurch 8140

NEW ZEALAND

Attention: April Hussey
Senior Portfolio Manager

Dear Madam

Re: Market Valuation of Port of Tauranga Reclamation
Section 1 Survey Office 59443 & Section 1 Survey Office 464237
Sulphur Point
Tauranga

1.0 Instructions — Scope of Works

We refer to the original instructions received from Graham Williams dated 13 December 2016
and subsequent discussions with April Hussey and Diane Cardwell from Land Information
New Zealand (LINZ), requesting that we provide our assessments of market value for the
Crown's interest in the seabed situated to the eastern side of Tauranga Harbour, being:

> Section 1 Survey Office 464237, comprising 4,000 s.m. (Northern Reclamation), and
> Section 1 Survey Office 59443, comprising 8,000 s.m. (Southern Reclamation).

Our assessments are for possible sale/disposal purposes.

This valuation and all valuation services are provided by Gribble Churton Taylor Ltd solely for
the use of the Addressee and Client. Gribble Churton Taylor Ltd dees not, and shall not,
assume any responsibility to any person other than the Addressee and Client. Any person,
other than the Addressee and Client who uses or relies on this valuation does so at their own
risk.

This valuation has been completed for the specific purpose stated in this report. No
responsibility is accepted in the event this report is used for any other purpose.

Following our inspection of both parcels of land dated 14 June 2017, we confirm we have met
with Mr Dan Kneebone, Property & Infrastructure Manager for Port of Tauranga Limited
(PoTL), we have reviewed the supplied documentation and correspondence, had extensive
discussions with a local Tauranga valuer, searched a copy of SO Plan 59443, researched and
analysed relevant available market evidence and having made all other necessary enquiries
we now report as follows:

Level 7, 70 Shortland Street, PO Box 894, Auckland 1140, New Zealand P +64 9373 4990 E gct@gctvaluers.co.nz www.gctvaluers.co.nz
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2.0

21

2.2

Basis of Valuation

Market Valuation Definition

This valuation has been completed in accordance with the New Zealand Institute of Valuers
(NZIV), The Property Institute of New Zealand (PINZ) and Australian Property Institute
Valuation Standards which were reissued in 2012, and the International Valuation Standards
(IVS) dated 1 July 2017. Under the International Valuation Standards Council (IVSC)
standards, market value is defined as:

"The estimated amount for which an asset or liability should exchange on the date of
valuation between a willing buyer and a willing seller in an arm’s length transaction after
proper marketing wherein the parties had acted knowledgeably, prudently and without
compulsion”.

We would point out that our assessment of value is based on the market evidence as at the
date of valuation, however real estate values can vary from time to time in response to
changing market circumstances and no warranty can therefore be given as to the
maintenance of this value into the future.

Compliance Statement

This valuation has been performed in accordance with the IVS. We confirm that:

» The statements of fact presented in the report are correct to the best of the valuer's
knowledge.

> The conclusions are limited only by the reported assumptions and conditions.

> The valuer has no interest in the subject property, and the valuer's fee is not

contingent upon any aspect of the report.

> The valuation was performed in accordance with the NZIV Code of Ethics and the
relevant PINZ and NZIV Performance Standards.

> The Registered Valuer who has signed the report, has satisfied professional
education requirements.

» The Registered Valuer has experience in the location and category of the properties
being valued. Where necessary the valuer has sought independent advice from local
sources.

> The valuer has made a personal inspection of the properties.

» No one, except those specified in the report, has provided professional assistance in
preparing the report. '

> This valuation complies with Generally Accepted Valuation Principles.
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GRIBBLE CHURTON TAYLOR LIMITED

2.3 Valuation Standards and Guidance Notes

We certify that this valuation complies with IVS, NZIV Code of Ethics, PINZ Code of Ethics
and Rules of Conduct, and appropriate and PINZ Valuation Standards and Guidance notes.
In particular we have had regard to the following:

IVS 2017 ; Framework

IVS 101 : Scope of Work

IVS 102 : Investigation and Compliance

IVS 103 : Reporting

IVS 104 : Bases of Value

IVS 105 : Valuation Approaches and Methods
IVS 400 : Real Property Interests

ANZVGN 1 : Valuation Procedures — Real Property
ANZVGN 9 2 Assessing Rental Value

ANZRPGN1 : Disclaimer Clauses and Qualification Statements
ANZRPGN3 : Leasing Incentives

3.0 Nature of Properties

31 Northern Reclamation — SO 464327

This property comprises a 4,000 s.m. predominantly rectangular shaped site to the northern
end of the large Sulphur Point complex, which then extends in a dog leg shape fronting the
inner harbour. This is a former seabed lot and described as Section 1, being Part Tauranga
Harbour Bed on Survey Office Plan 464327. Currently the property is being used as a road
for heavy haulage Port related activities. We are advised that the land was reclaimed in 2013.
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GRIBBLE CHURTON TAYLOR LIMITED

3.2 Southern Reclamation — SO 59443

This property comprises an 8,000 s.m. rectangular shaped, former seabed lot located to the
southern end of the same complex, being Part of Tauranga Harbour Bed on Survey Office
Plan 569443. Currently, the property is being used as a road for heavy haulage Port related
activities. We have been advised that the land was reclaimed in, approximately, 1992 by the
Port of Tauranga. :

3.3 Information Provided

To assist in undertaking our assessments, we have been provided with the following
information from the Crown Property Centre of Expertise, LINZ:
1. Instruction and correspondence relating to the subject seabeds.

2. A copy of SO Plans 59443 and 464237 depicting reclamations and aerial
photographs depicting both reclaimed land parcels.

Copies of the relevant Computer Freehold Register Identifiers.

4, Copy of the LINZ Guide for Reclamation Valuations which has been recently
reviewed.
5 Copy of the breakdown of costs directly associated with the construction of the two

reclamations by LINZ on behalf of PoTL.
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4.0

41

42

Site Particulars

Situation and Locality

Northern

< Reclamation
Southern

< Reclamation

The subject seabed lots are located within the extensive PoTL property, more particularly the
Sulphur Point yard, being to the north of State Highway 2, with access via Mirrielees Road.
Both seabed lots are situated to the northern periphery of Tauranga, running near to the
eastern boundary of the Sulphur Point Port wharf. Surrounding property is of an industrial
type nature, ancillary to Port activities, as well as providing convenient access for tenant use
of the Port. Access to the two lots can be obtained through a number of staffed, securely
operated, electric gates. Along Mirrielees Road the Port appears to own a large number of
the more standardised industrial holdings.

The subject seabed lots front the inner Tauranga Harbour, servicing the numerous container
and shipping needs of PoTL.

In its current reclaimed form we regard the subject lots as being in prime positions for
servicing PoTL. We do note that the two properties to be reclaimed are accessed via PoTL
grounds, with development capable of only supporting the Port Industry zone and businesses
associated with the Port.

Legal Description and Interests

4.2.1. Northern Reclamation

We have been supplied with a Survey Office plan for the Northern Reclamation
seabed lot described as being Section 1, being Part Tauranga Harbour bed, on
Survey Office Plan 464237. More particularly, the seabed lot is 0.4000 ha. more or
less. We attached the SO Plan as Appendix A.

4.2.2. Southern Reclamation
We have also been supplied with a Survey Office Plan which shows the Southern

Reclamation seabed lot described as being Section 1, being part Tauranga Harbour
bed, on Survey Office Plan 59443. We attached the SO Plan as Appendix B.
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43

4.2.3. Ownership

We are advised at present that the land is held by the Crown in terms of Section 31 of
the Marine and Coastal Area (Takutai Moana) Act 2011 (MACAA 2011), where on
commencement of the MACAA, the full legal and beneficial ownership of all existing
reclaimed land was vested in the Crown absolutely.

Site Description
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Northern Reclamation* - Southern Reclamation*

*Not to scale

As shown above, Section 1 SO 464237 measures 4,000 s.m. and the Southern Reclamation
measures some 8,000 s.m. on Section 1 SO 59443.

The Northern Reclamation is situated to the northern point of the Sulphur Point Port property,
with an eastern boundary extending some 161.39 metres south, with the southern boundary
running in a diagonal direction towards the northwest, having a length of 30.27 metres. The
western boundary is 108.27 metres and then extends out to the dog leg meeting in a westerly
direction, with the northern end linking back up to a northerly frontage of 66.89 metres.

The Southern Reclamation is a fairly rectangular shaped strip situated to the south of the
Sulphur Point Port property and then extending south and curving around at the southern

point of its boundary.

As previously mentioned, we have been advised that the Southern Reclamation was
constructed in 1992, and the Northern Reclamation was constructed circa 2013.
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4.4

4.5

4.6

Boundaries

We have made no survey of the properties and their boundaries and assume no responsibility
in connection with such matters. Unless otherwise stated, it is assumed that all improvements
lie within the Identifier boundaries.

Land Stability

Please note this report in no way purports to be an engineering or geotechnical survey into
the site's stability and we have assumed that it has no issues concerning land stability or
flooding which would materially affect value.

Contamination

Substances such as asbestos, other chemicals, toxic wastes or other potentially hazardous
materials could, if present adversely affect the value of the property also. Our value estimate
is on the assumption that there is no material on or in the property that would cause loss in
value. No responsibility is assumed for any such conditions and the recipient of this report is
advised that the Valuer is not qualified to detect such substances, quantify the impact on
values or estimate the remedial cost.

While due care has been taken to note any contamination liability, our investigations have
been undertaken for valuation purposes only, and this report does not constitute an
environmental audit. Unless otherwise stated no account has been taken of the effect on
value due to contaminational pollution.
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4.7

4.8

Zoning and Town Planning

Under the Tauranga City Plan Operative September 2013, the adjoining properties have a
zoning of Port Industry. This zone applies to properties near the harbour within the Port of
Tauranga. The purpose of this zone is to provide for activities which for operational purposes
need to be close to the harbour and to provide for the operation of the Port of Tauranga,
unencumbered by the expectations of amenities outside the industrial zone. This zone is
specifically dedicated to these activities given the limited amount of land available near the
essential infrastructure of the Port.

The following are permitted activities within the Port Industry zone:

Accessory buildings and activities.
Ancillary retait and offices.
Demolition of a building or structure.
Fire stations.

Industry activities.

Minor public recreational activities and activities.

V V. .V V V V V

Port activities.

Within this zone the two properties would appear to have a maximum building height of 25
metres, with flood light towers having a maximum height of 35 metres and cranes a height of
100 metres.

The objectives around Port noise provide for the day-to-day operations of Port activities,
through recognising the specific noise generating characteristics, while ensuring that noise
does not adversely affect the amenity of surrounding land uses. Further, activities in proximity
to the Port are managed or avoided where they are likely to be situated in a location that
could affect the day-to-day operations of Port activities or the rail network, through reverse
sensitivity.

We note that parts of the overall PoTL property zoned Port Industry are affected by a flood
plain, but note that the two reclamations do not appear to be affected by this flood plain.

Statutory Valuation

There is no applicable statutory valuation for the subject properties.
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5.0 Description of Improvements

51 General

Northern Reclamation Southern Reclamation

As previously mentioned the properties were subject to reclamation, with the Southern
Reclamation taking place circa 1992, as part of further extension of the Tauranga Port, and
the Northern Reclamation taking place circa 2013. Subsequently the land has been used for
Port related activities, with both areas being tar sealed to accommodate heavy transport
activities and movement of cargo, adjoining the concrete container wharf.
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5.2

6.0

6.1

Reclamation Costs

We have been supplied with full costings for the Northern Reclamation, but given the time the
Southern Reclamation was completed (some 24 years ago), we have estimated a cost for this
reclamation. We set down the costs below:

Northern Reclamation
Northern Seaw all $1,111,926
L - Beams $340,412
Backfill - w ith sand $362,261
Rock base, seabed to underside retaining (5m) $891,881
Estimated Professional Fees etc. $270,648
TOTAL $2,977,128
Total Reclamation Area 4,000 m2
Reclamation Cost $744.28/m2

Southern Reclamation
Est. cost based on northern reclamation rate
$p.s.m.
$5,954,256
TOTAL $5,954,256
Total Reclamation Area 8,000 m2
|Reclamation Cost - - - $744.28/m2 ]

The above costs are plus GST, and prior to any inflation allowance to bring these, in line with
current day.

Market Considerations

Economic Overview

>

The New Zealand economy is remaining steady. Statistics New Zealand data (March
2017) shows that annual Gross Domestic Product (GDP) growth has had a softer
growth, rising just 0.5% for the first quarter of 2017. Contributing to this was
agriculture, retail trade and manufacturing, as well as construction having its first fall
since 2015. Our economy remains strong due to tourism demand, construction
activity, and household demand.

The New Zealand economy is better placed after the 2008 Global Financial Crisis
(GFC); with the current account deficit continuing to narrow from the previous quarter
(now 3.0% of GDP — June 2017); our external debt falling below 55% of GDP (March
2017). Businesses have been more prudent post GFC and political stability has
meant stakeholders have more confidence to plan for the future.
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> The Consumer Price Index (CPI) annual inflation for the year to March 2017, rose to
1.0% compared with December 2016. This lift has taken inflation expectations back
to the middle of the target band. The Reserve Bank of New Zealand (RBNZ) has left
the Official Cash Rate (OCR) at 1.75% (from March 2017). Further reductions are
forecast as being unlikely until 2018 at this point in time. Annual inflation is set to
average at around 2.0% over the next two years, according to ANZ research data.

» Commaodity price levels are still relatively healthy, with beef and forestry showing
strong signs of growth. This has been largely led by falling interest rates and strong
asset prices delivering a broad-based level of financial conditions that are conducive
to solid growth. Dairy prices are tracking sideways over 2017 with a good majority of
the price recovery (after a sharp fall) occurring in 2016. The impact of Cyclones Cook
and Debbie appear to have affected farmers in the Bay of Plenty region with effects
that won't be seen until 2018. Kiwifruit and pip fruit are beginning to see a drop,
despite their strong performance over the past year, mainly due to the rapid rise in
global demand for New Zealand Dairy products.

> ANZ Bank research data (February 2017) indicates that a net 25% of firms are
optimistic about the general economy for the year ahead. This is largely due to an
increase in agriculture. Manufacturing and service sectors remained unchanged from
December 2016.

> The NZD has risen against the United States Dollar (USD) through 2016 and the
beginning of 2017, on the back of strengthening unemployment figures and policy
direction undermining the USD. Over more recent months however, there has been
relatively modest growth observed. The NZD is forecast to return to the 3.5% - 4.0%
zone for the final half of 2017.

> There are new restrictions which have been implemented by the RBNZ from
1 October 2016. This is in relation to residential investment property which now
requires a 40% minimum deposit on Loan to Value Ratios (LVR) for ‘borrowers who
are investors’ and ‘borrowers who are owner occupiers’ requiring a 20% LVR. The
current restrictions imposed by the RBNZ appear to be having some effect on the
Auckland housing market, with prices only increasing by 1.8% in May 2017. This
contrasts with other regions of New Zealand (outside of Auckland) where prices were
up 11% year on year in May 2017.

> The European debt crisis has only shown slow signs of recovery, and has been
particularly hampered by the recent "Brexit’, which has devalued a number of
currencies, and potentially destabilised trading arrangements, particularly between
the European Union and Britain. The United Kingdom (UK) CPl has remained at
2.3% post “Brexit” (March 2017) with rising pressure for the Bank of England to raise
its interest rates. Further, Spain’s unemployment rate remains near the 20% mark,
with Greece remaining in what can be considered as a ‘severe depression’. Growth
from the Eurozone over the past year has increased by 1.6%.

> Growth in China was stable in May 2017 with a lot of this economic prosperity
conditional upon the economic policy set by The Central Economic Work Conference.
Property investment growth slowed after significant expansion since late 2016.
Overall, the economy is feeling the pinch from the tighter monetary policy, with the
Government's effort to deleverage the financial sector starting to take effect.
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6.2

7.0

71

Specific Market Conditions

Tauranga’s Commercial and Industrial Property Market has seen some positive growth over
the past year or two, backed by population growth, an increase in residential construction,
increase in tourism, and a jump in Port-related activities.

Tauranga’s city centre has been subject to some revitalisation, with the recent completion of
the waterfront development, including tidal stairs, a pier and pontoons, and planned
streetscape upgrades over the next few years.

Current figures show that the Tauranga industrial investment trends for prime industrial
investments tend to sell at yields between 5.5% - 6.5%, whilst secondary industrial
investments are selling between 6.25% - 7.0%. Vacancies for industrial properties,
particularly close to the subject and in Mt Maunganui, have seen vacancy rates fall from 4.3%
to 3.6% over the past 12 months, indicating an increase in demand and a shortage of supply.

There appears to be strong business growth being underpinned by higher levels of population
growth to the region, which in turn is generating increased construction and economic activity.
Coupled with the increase in Port activity, this appears to be underpinning the positive
fundamentals for the industrial property sector, with prime industrial land rates ranging
between $350 p.s.m. - $500 p.s.m., and secondary land values between $200 p.s.m. -
$300 p.s.m.

Overall, the industrial market in Tauranga appears to be performing strongly, with some of this
prosperity being linked to the Port.

Valuation Rationale

Reclamation Valuations, Crown Property Management — November 2016

We have been supplied with a LINZ publication with regard to Reclamation Valuations, Crown
Property Management Version 2.1 dated November 2016. This publication considers the
appropriate valuation methodology for both proposed and existing reclamation. The papers
state that reclamations are a form of real estate. This theory holds that ownership of real
estate has value because there is a market that deals in the rights that arise from this
ownership. The valuation approaches outlined in the paper are based on the equivalent full
freehold computer interest with no detrimental covenants or restrictions on use. This would
be the situation when the owner of adjoining sold or reclaimed land was purchasing new
reclaimed land or seabed. In cases where the applicant does not own adjoining land and a
new title will eventually be required for the area of the reclamation, the valuation is to be
undertaken on a standalone basis.

This paper makes reference to the Department of Conservation (setting the price for a
reclamation vesting) Guideline (Version 111) which was a document providing guidance on
the process of advising the Minister of Conservation a vesting price for vesting of
reclamations under provisions of Section 355 and Section 355AA Resource Management Act.
Salient principals included:
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7.2

7.3

> Generally there is no open market for foreshore and seabed.

> There must be recognition given to the valuation principle that “cost does not
(necessarily) equal value”.

> Reclamation is not an improvement for land valuation purposes and is treated as part
of the land value.

> The valuation of the reclaimed land may include a deduction to reflect the benefits
and improvements effected by the developer to convert the land from seabed to
reclaimed dry land.

» The vesting price recommended to the Minister may include a waiver or reduction to
reflect “public benefits”.

Hypothetical Development Approach

Initially we have considered the Hypothetical Development Approach, wherein considerations
reflect the reclaimed land itself, with the comparison of comparable dry land either with or
without water frontage providing the best comparability to the property being valued.
Allowances are needed for reclamation/development costs including both physical works and
legal/resource management requirements. For the purpose of this approach, and due to the
unavailability of comparable reclamation costings, we have utilised known historical
reclamation costings held by PoTL, and where necessary made an allowance for inflation to
the date of valuation and analysed these on a per square metre rate for some form of
comparison. Normally further allowances need to be made for the opportunity cost of capital
financing as well. We have been provided with costings of the Northern Reclamation and
have made an estimate adjustment for professional fees. We have adopted a similar rate per
square metre for the Southern Reclamation to ascertain an approximate cost estimate.

This Hypothetical Development Approach can effectively neutralise the value of the foreshore
and seabed, due to extensive costs in undertaking reclamation works. We do note however,
and are conscious that cost does not always equal value, especially in a case such as the
subject properties where reclamation works have been undertaken to allow for heavy traffic
and Port related activities such as the loading and unloading of cargo from various container
ships.

Dry Land Value Approach

As a further approach we have assessed a dry land value, and then applied an appropriate
discount percentage to reflect the benefits and improvements effected by the “developer” to
convert the land from seabed to reclaimed dry land, as referenced from the above LINZ
publication. It is noted that “deep water reclamations would normally achieve a higher
deduction than easy or shallow water reclamations.”

This approach is commonly the basis for setting a market rent on review/renewal. We have
sought to compare the subject with known and analysed seabed equivalence discount
percentages applied to other foreshore and seabed licences/leases, utilised when assessing
market rentals in and around port facilities and other marinas. We have also analysed known
sales of seabed holdings that have occurred under the Marine and Coastal Area Act 2011, to
derive seabed equivalence discount percentages.
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74

A further consideration when assessing a dry land value is the suitability of the existing
reclamation land/sub soil for building on. A separate discount may be required to reflect sub
soil reclamation conditions and/or be a further consideration when assessing seabed
equivalence discount percentages.

Lessor Interest Approaches

The subject reclamations are part of a fully operating commercial Port. Therefore as a check
method our view is that the value of the Crown’s interest in the reclamation may primarily
potential future cash flows generated by a land rental due to occupation. In respect of the
subject seabed lots, we are advised there are no formal Deeds of Lease between PoTL and
LINZ for the occupation of the seabed. Therefore in undertaking this approach we have
assumed a standard perpetually renewable lease would be entered into, with five/seven year
reviews and a hard ratchet clause.

By utilising this “economic approach” the lessor's interest is therefore able to be valued
pursuant to any potential perpetually renewable lease, which comprises the lessor’s right to
receive the rent in perpetuity and with this reviewed every five/seven years to a market
seabed value at a market related return. If the lessee defaults, not only does the lessor
receive the seabed, but also the lessee’s improvements. With regard to the subject land
parcels, the approach in assessing a land rental could have a premium component attached,
as both the north and south reclamations are integral to the PoTL Sulphur Point operations.

In arriving at a combined value of this interest for the subject seabeds, we have undertaken
the following:

> Assessed an unimproved freehold dry land value for the properties.

> Assessed market related rental returns on land (ground rental percentage) to
determine market rentals.

> The market rentals have been capitalised at an initial yield as determined by sales,
market activity and other considerations.

Firstly, we have assessed the present value of future ground rent to be received, discounted
at a rate to allow for future growth.

Secondly, we have undertaken a discounted cash flow calculation whereby we have
estimated the present value of the future rents to be received in perpetuity, taking into account
the five/seven year review periods and our assessed return on land, together with also
including a market derived growth rate.
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8.0 Dry Land Value
8.1 Sales Evidence
In order to provide our opinion as to the value of the dry land, we have firstly investigated and
analysed the sales of larger properties that have sold throughout the wider Tauranga region.
We set down a selection of these for your information, as follows:
Street Address Suburb Zone Sale Date :;::I:i;: Areasm A":I::’: is
68 Hew letts Road Mount Maunganui  Industry May-17  $18,405,140 48,820 $377.00
Lot 2, 2 Truman Lane Mount Maunganui Industry Nov-16 $800,000 2,131 $375.41
91 Taurikura Drive Tauriko Tauriko Industry Aug-16 $5,300,000 34,047 $155.67
17 Aeropark Way Mount Maunganui  Industry Jul-16 $705,000 1,784 $395.18
80 Whakakake Street Tauriko Tauriko Industry Jun-16 $475,000 6,077 $78.16
59 Glenlyon Avenue Greerton Industry Aug-15 $1,950,000 20,186 $96.60
16 Hull Road Mount Maunganui Industry Jul-15 $1,575,000 4,047 $389.18
20 Hocking Street Mount Maunganui  Industry May-15 $1,760,000 7,040 $250.00
*82-86 Hull Road Mount Maunganui  Industry Mar-15 $5,200,000 10,110 $485.00
18 Mirrielees Road** Sulphur Point Port Industry Nov-14 $2,851,000 7,270 $392.16
18 Hocking Street Mount Maunganui  Industry Sep-14 $2,400,000 9,250 $259.46

*Analysed on a land value basis

** Lessors Interest Sale

Of particular note, are the following:

» 68 Hewletts Road, Mt Maunganui sold
May 2017 for a reported price of
$18,405,140. A substantial landholding of
4.8820 ha., occupied by Firth, subject to a
2.5 year leaseback, based on 5.50% of the
purchase price. We understand there are
further provisions for Firth to stay on
following the leaseback expiry, for a
considerably smaller site area of between
8,000s.m. — 15000s.m. There are a
range of buildings currently on site, the
majority of which are regarded as being
obsolete. This sale analyses to a high level
value rate of $377 p.s.m. Reflecting the
leaseback, provides an analysis of
$330 p.s.m. overall. This significant holding
is predominantly regular in shape, having
access from Hewlett's Road and Macrae
Avenue. Given the recent sale date, this
sale provides an accurate guide to the
buoyancy in the Tauranga/Mt Maunganui
industrial market.
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> 18 Mirrielees Road, Sulphur Point: The
Lessor’s Interest sold in November 2014 for
the price of $2,851,000. At the time of sale,
the land was leased to AML Limited, on a
perpetually renewable 20 year lease from
August 2005, at $142 940 per annum. This
sale represented a return of 5.01% or
alternatively a value rate over the land area
of $392 p.s.m. The ground rental was due
for review in 2015. This property is situated
near the entrance of the Port of Tauranga
Wharf complex at Sulphur Point, and is
subject to high traffic flow, given its position
on the corner of Mirrielees Road and the
State Highway 2/29 off ramp. The property
is flat in contour, and sits at road level
(more or less), with post and wire security
fencing and a cobblestone driveway
entering the property, with the remaining
yard being fully concreted. There is a small
office situated on this site, as well as a
workshop of 228 s.m., with the majority of
this property being yard of some 6,462 s.m.
The overall property is of a fairly regular
shape, with a total land area of 7,270 s.m.
We are mindful this is a Lessor's interest
sale, however given the property’s proximity
to the subject lots, we consider the sale to
provide some assistance in ascertaining a
dry land value.

> 16 Hull Road, Mt Maunganui sold in July
2015 for $1,575,000. This property
comprises a large front site of 4,047 s.m.
The property sits on the edge of the
Mt Maunganui industrial precinct, to the
northern side of Hull Road, situated within
close proximity to the Mt Maunganui side of
the Port of Tauranga. The property has a
zoning of Industry, and is more or less flat
in contour, sitting at road level, with a
metalled yard. This sale analyses to a land
rate of $389 p.s.m. This property provides
some comparability, however is now
somewhat dated. From our research, a
positive time adjustment would need to be
made.
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8.2

> 17 Aeropark Way, Mt Maunganui sold in
July 2016 for $705,000. This property is
situated to the end of Aeropark Way, being
a square site. The property has a zoning of
Industry (Industrial A), with an area of
1,784 s.m. This sale equates to a land rate
of $395p.s.m., and is situated in the
industrial precinct of Mt Maunganui, where
surrounding property appears to comprise
industrial use. .

> Lot 2, 2 Truman Lane, Mt Maunganui sold
in November 2016 for $800,000. This
property has a land area of 2,131 s.m.,
situated within close proximity to the
Baypark Stadium. This sale equates to a
land rate of $375.41 p.s.m. We consider
this sale to be inferior to the subject lots,
given its distance from the Port, but a
reflection of the strong industrial market and
demand for industrial land in Tauranga at
present.

Conclusion on Dry Land Sales Evidence

The evidence indicates the following:

» Industrial zoned land sells between $78 p.s.m. - $485 p.s.m., plus GST, with land
closer to the Port of Tauranga subject to a premium.

» Land closer to the Port and in the associated neighbouring zone of Industry, appears
to sell between $330 p.s.m. - $485 p.s.m., plus GST.

Considering the dated sale dates of some of this evidence, and accounting for the current
demand and tight supply for industrial zoned land, we would consider the two subject lots to
best be considered comparable to the Port Industry zoned land and neighbouring Industry
zoned land. On the basis of the dry land sales evidence above, together with other evidence
throughout the Tauranga region, we have adopted a dry land value on the basis of
$380 p.s.m. - $410 p.s.m., plus GST.

We know that the subject properties would not have much utilisation outside of Port related
activities, given their distance and position adjoining the PoTL operations. In our opinion,
development on an alternative basis would be fairly unlikely, given their position along the
eastern side of the Port, where heavy haulage activities are undertaken and cargo ships are
loaded and unloaded. Zoning restrictions also only allow for activities that are essential to
Port use. Therefore the subject lots do provide real value to PoTL as the parcels of land form
an integral part of the Sulphur Point operations.
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In this respect we are conscious that the parcels of land in question are effectively attached to
the PoTL operations with the only land based access through the Port itself. However the lots
still have direct access from the Harbour. In our assessment of the Dry Land Value we have
had regard to market value principles, in particular the willing buyer willing seller principle.
We have referred to the Valuer General v Wellington City Corporation Supreme Court Case
dated 1933 where Judge Kennedy discusses the principle that the existing user cannot be
excluded from a list of possible buyers and especially the one most likely to buy and the one
to whom the undertaking valued might be of the most value. In this respect the PoTL is the
most logical willing buyer, with the land parcels in question forming an integral part of their
current operations.

As the land parcels are integral to PoTL's continuing operation, there would be cause to
expect the value to have an attached “adjoining owner” premium. The adjoining owner in this
respect would be protecting the ownership for continued use and also potentially staving off
any potential rivals or commercial entities who, if they were able to purchase the seabed,
could potentially command a premium rental and/or impose restrictive terms.

We are also cognisant of the fact that land based access to the subject parcels is over the
Ports operations only. [n this respect we have had regard to a range of cases dealing with
compensation for landlocked parcels, albeit the subject situation being quite different. These
cases generally provide guidance on the basis of a landowner obtaining access over an
adjoining neighbour and dealt with potential compensation payable by such owner. However
in respect of the subject holdings, given the ownership status, we are of the opinion a more
appropriate approach would be an allowance for the potentiality of granting an easement over
adjoining PoTL land to provide access. We have had regard to a fuil range of potential
easement assessments, which generally range between 25% - 50% of the underlying land
value of the easement strip for right-of-way use. An easement does effectively tie up this
parcel of land for future development opportunities, and this needs to be taken into account.

Reflecting on previous case law, the position of the parcels of land and PoTL being the most
likely willing buyer, we are of the opinion under this method, an easement percentage (if any)
would be to the extreme low end of this range. In assessing a suitable access discount, we
have reflected the seabed lots’ positions, and distance from the closest legal road.

In addition, we have separately analysed whether a reclamation subsoil discount is required,
reflecting Tauranga/Mt Maunganui's favourable industrial market, and in line with that adopted
in the rating hearing Westpark Marina Limited v Auckland Council LVP113/09 — LVP125/09.
In this instance we have reflected a discount rate for these considerations in assessing a
seabed equivalence discount.
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8.3

Dry Land Market Value Calculations

We set down our dry land value calculation as follows:

8.3.1.

Northern Reclamation

Dry Land Market Value - Northern Reclamation

1

Dry Land Market Value

4,000sm @ $380 psm = $1,520,000
$410psm = $1,640,000
say, $1,580,000

Equvialent to $395 psm
2) Dry Land Market Value = $1,580,000
Added Adjoining Owner Premium, say 10.00% = $158,000
$1,738,000

Equvialent to $435 psm
3)a. Dry Land Market Value = $1,580,000

Less:

Access discount 12.50% = -$197,500
$1,382,500

Equvialent to $346 psm
3) b. Dry Land Market Value incl. Adj. Owner Premium = $1,738,000

Less:

Access discount 12.50% = -$217,250
$1,520,750

Equvialent to $380 psm
Adopt Dry Land Market Value at, say $1,560,000
equivalentto  $390.00 psm

The above figures are plus GST.
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8.3.2. Southern Reclamation

Dry Land Market Value - Southern Reclamation

1) Dry Land Market Value
8,000sm @ $380 psm

$410 psm

$3,040,000
$3,280,000
say, $3,160,000

Equvialent to $395 psm

2) Dry Land Market Value = $3,160,000
Added Adjoining Owner Premium, say 10.00% = $316,000
$3,476,000
Equuvialent to $435 psm
3)a. DryLand Market Value = $3,160,000
Less:
Access discount 10.00% = -$316,000
$2,844,000
Equvialent to $356 psm
3) b. Dry Land Market Value incl. Adj. Owner Premium = $3,476,000
Less:
Access discount 10.00% = -$347,600 |
$3,128,400

Equvialent to $391 psm

Adopt Dry Land Market Value at, say $3,150,000
equivalentto  $393.75 psm

The above figures are plus GST.

H/16/48-VG2: Port of Tauranga, Sulphur Point, Tauranga Page 20






GRIBBLE CHURTON TAYLOR LIMITED

9.0 Seabed Settlements
9.1 Lease Settlements

Of particular regard are seabed lease settlements which we can analyse to provide a seabed
value and, as such, a qualified percentage deduction comparing with adjoining land
sales/value. Of particular note are the following, which this company was involved in:

> ORAMS Number 2 Yard, Auckland: this yard is located on Beaumont Street within
the southern reaches of the western reclamation having access through to the
Westhaven Marina. This yard comprises an area of 7,053 s.m. and adjoins a seabed
of some 2,753 s.m. The Number 2 yard provides a large, pleasure boat, dry stack
facility, with the seabed including a lift and field to the structure. We understand the
original term of the lease was for 20 years from December 1981, with the lease
reviewed on perpetual renewal on 23 December 2001 at a rental of $140,000 p.a.
plus GST for both the land and the seabed. The rental was split at $70 p.s.m. for the
land area, with the seabed at $8.50 p.s.m. The rental was based on a 6% lease
return, and we note the seabed rental was assessed on the basis of 50% of the
assessed land value.

» Half Moon Bay Marina, Auckland: this is a large marina development to the
eastern reaches of Auckland, comprising some 500 berths. Large improvements
comprise restaurant and shopping centre, service buildings with offices, extensive
ancillary carparks, boat ramps and boat storage areas, as well as docking facilities for
car ferry. The seabed is subject to a licence which was renewed for a 21 year term
as at 1 October 1995. The seabed comprises a land area of 7.9364 ha. We are
aware the seabed rental was set at arbitration at $295,000 p.a. plus GST. We are
advised that this rental was set on the basis of an underlying seabed value of 60% of
the neighbouring land value.

> Bayswater Marina, Auckland: this property comprises a large 3.3415 ha. foreshore
and seabed, which was reclaimed in 1996 and currently comprises a Marina
development known as Bayswater Marina on the North Shore of Auckland. The
property is subject to a terminating lease to Bayswater Marina Developments for a
term of 105 years from 27 January 2006. We note the rental was due for first review
as at 27 January 2011, and we note was agreed between the parties in early 2013 at
$172,500 per annum plus GST. We note this was a negotiated agreed figure. The
rental was set on the basis of an underlying sea bed value of 50% of the dry land
value, and at a ground rental rate of 5.75%. There were further deductions in respect
of public access over a coastal strip, which affected the dry land value of this strip by
approximately 50%. The agreed rental was an increase of some 14.33% over the
commencement rental.
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9.2

Seabed Sales

Of particular regard are seabed sales that have occurred under the MACAA over the past four
years which we can analyse to provide a seabed value and as such a qualified percentage
deduction comparing with adjoining land sales/value. Of particular note are the following:

> Bayswater Marina, Auckland: The foreshore and seabed was purchased by the
Bayswater Marina owner in late 2013 for $3,725,000 plus GST. The property
comprises a large 3.3415 ha. foreshore and seabed, which was reclaimed in 1996
and currently comprises a Marina development known as Bayswater Marina on the
North Shore of Auckland. The property was subject to a terminating lease to
Bayswater Marina Developments for a term of 105 years from 27 January 2006 at a
contract rental of $150,885 plus GST per annum. The sale price was assessed
utilising a seabed equivalence factor of 46.08% after allowance for certain dry land
restrictions including restrictive zoning and restrictive coastal strip discounts.
Alternatively this sale reflects a yield of 4.05% on the contract rental. Interestingly, on
the basis of the Hypothetical Development Approach the derived value was
approximately -$17,000,000 plus GST. This marina is located in Auckland's inner
harbour and would be classed as a moderate seabed depth. Valued by the writer.

» Havelock Marina, Marlborough: The Crown’s interest in the reclamation comprised
8.8724 hectares. We understand this property transferred in 2015 for $496,000 plus
GST. We are advised the purchase price was discounted by 8% from the assessed
value of $540,000 plus GST, the sale process restriction under s.44 of the Marine and
Coastal Area (Takutai Moana) Act 2011. On the basis of the assessed dry land value
the assessed seabed market value, prior to the commercial discount (8%), analyses
to a seabed equivalence factor of 25.71%. This factor appears low, and inconsistent
with factor ranges previously held as appropriate. This marina is located to the end of
the Kenepuru and Pelorus Sounds in Marlborough, regarded as a fairly shallow
seabed depth.

In terms of the subject seabed, given its position, size. shape and exclusive harbour frontage,
we believe a discount above the regarded minimum of 33% for a shallow seabed, would be
applicable. We are of the opinion the seabed in question prior to reclamation would be
regarded as being moderate to deep in depth and subject to extensive tidal flows. Tauranga
Harbour is a large tidal estuary, with an area of some 200 square kilometres. Approximately
290,000,000 tonnes of water flows through the entrance during each tidal change, which
generates currents up to four knots in the main entrance channel to the north of Sulphur
Point. Sulphur Point acts as a choke point for the movement of water in the southwestern
part of the estuary. As is evidenced by the considerable cost of reclamation detailed under
Section 5.2., the subject seabed lots would be considered fairly difficult propositions,
compared to other known and analysed seabed sales.

In this case we adopted a discount from our assessed dry land value within the range of 60%
to 70%. Alternatively we have assessed the seabed value at 35% of our assessed dry land
value.
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10.0 Market Value Calculations as at 14 June 2017

101  Hypothetical Development Approach

10.1.1. Northern Reclamation

Hypothetical Development Approach - Northern Reclamation
Assessed Dry Land Market Value
4000sm @ $390.00 psm = $1,560,000
Reclamation Costs
As at 2013
4,000 sm @ $744psm = $2,977,128
Adjusted for Inflation - CP1 (All groups)
March 2013 Indicie 1174
March 2017 Indicie 1226
4.43%
Adjusted reclamation costs -$777 psm = -$3,108,994
e = -$1,548,994
Assessed value under this approach at, say -$1,550,000
The above figures are plus GST.
10.1.2. Southern Reclamation
Hypothetical Development Approach - Southern Reclamation
Assessed Dry Land Market Value
8,000sm @  $393.75psm = $3,150,000 |
Reclamation Costs
Estimated based on supplied Northern Reclamation costings
8,000 sm @ $744 psm = $5,954,256
Adjusted for Inflation - CPI (All groups)
March 2013 Indicie 1174
March 2017 Indicie 1226
4.43%
Adjusted reclamation costs -$777 psm = -$6,217,988
- o -$3,067,988
Assessed value under this approach at, say -$3,070,000

The above figures are plus GST.

The above assessments by way of this approach provide below zero values. As
discussed earlier this is somewhat of a nonsense as the properties in our opinion do
have utility, which is evidenced by their current use and the applications made to
purchase the parcels by PoTL.

We aiso note that the adjusted reclamation costs for the Southern Reclamation are
based on 2013 costings.
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10.2 Lessor's Interest Assessments

In considering the value of the lessor’s interest in the land, taking into account the assumption
of a potential lease in perpetuity with five year reviews, hard ratchet clause, land value
growth, reversion of improvements, etc. it would be our opinion that the lessor's interest would
be nearly equivalent to the freehold value of the seabed. This is reflected in a ground
(seabed) rental factor of 6.00%. Our lessor's Interest calculations provide a close range of:

Northern Reclamation: $ 510,000 - $ 550,000
Southern Reclamation: $1,020,000 —  $1,100,000

In providing the lessor's Interest market value under the Reversionary Value Approach, it is
necessary to include the following key inputs, amongst others:

Estimated Growth/inflation Rate in Land Values 2.75% p.a.
Monetary Discount Rate (Internal Rate of Return) 9.00% p.a.
Net Discount Rate (Net Internal Rate of Return) 6.08% p.a.

We set down our combined Reversionary Value Approach calculations as follows:

Northern Reclamation

Present Value of Benefit to Run $ 135,501
Perpetual Lease Reversion $ 394,522

$ 530,023
Round to: $ 530,000

The above figures are plus GST.

Southern Reclamation

Present Value of Benefit to Run $ 271,618
Perpetual Lease Reversion $ 790,838

$1,062,415
Round to: $1,060,000

The above figures are plus GST.

For the purposes of the potential “Lessor's Interest” calculation we have adopted the
following:

Northern Reclamation: $ 530,000 (FIVE_HUNDRED AND THIRTY THOUSAND
DOLLARS)

Southern Reclamation  $1,060,000 (ONE _MILLION AND SIXTY THOUSAND
DOLLARS)

The above figures are plus GST.
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10.3  Neighbouring Land Dry Value Approach

We set down our primary seabed equivalence calculations as follows:

10.3.1. Northern Reclamation

Dry Land Market Value - Northern Reclamation

Assessed Dry Land Market Value

equivalentto  $137.50 psm

4000sm @ $390 psm = $1,560,000

Seabed Equivalence deduction @ 65.00% = -$1,014,000
$546,000

Adopt Dry Land Market Value at, say $550,000

The above figures are plus GST.

10.3.2. Southern Reclamation

Dry Land Market Value - Southern Reclamation

Assessed Dry Land Market Value

equivalentto  $138.13 psm

8,000sm @ $394 psm = $3,150,000

Seabed Equivalence deduction Q@ 65.00% = -$2,047,500 |
$1,102,500
Adopt Dry Land Market Value at, say $1,105,000

The above figures are plus GST.
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104  Market Value Conclusions — 14 June 2017

As discussed above we have utilised a threefold approach to our assessment of the
underlying seabed lots market value. For the purposes of this instruction we have placed
significant emphasis on the Neighbouring Zone Dry Land Value approach and its equivalence.
Furthermore, as a backup approach, we have utilised more standardised investment
approaches to assess the Crown’s Interest in the land reflecting five/seven year reviews, hard
ratchet clause and reversion.

Therefore as at 14 June 2017 we assess the “seabed market values” at:

Northern Reclamation

FIVE HUNDRED AND FIFTY THOUSAND DOLLARS
($550,000)

And potential “Crown’s Interest” at:

FIVE HUNDRED AND THIRTY THOUSAND DOLLARS
($530,000)

The above assessments are plus GST.

Southern Reclamation

ONE MILLION ONE HUNDRED AND FIVE THOUSAND DOLLARS
($1,105,000)

And potential “Crown’s Interest” at:

ONE MILLION ONE HUNDRED AND SIXTY THOUSAND DOLLARS
($1,060,000)

The above assessments are plus GST.
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GRIBBLE CHURTON TAYLOR LIMITED

11.0 Statement of General Valuation Policies
11.1 Publication

Neither the whole nor any part of this valuation report or any reference to it may be included
in any published document, circular or statement without the written approval of Gribble
Churton Taylor Limited as to the form and context in which it may appear.

11.2  Total Compliance

It has been assumed that all improvements to the properties comply with the terms and
conditions of all relevant legislation and requirements of Territorial Authorities except as
detailed herein. In this regard, our valuation is subject to the property complying with both the
Resource Management Act (1991) and the Building Act (2004). We note that we have not
been provided, nor sighted a Land Information Memorandum (LIM) report. If any doubts exist
in respect to these items, we recommend that appropriate advice be sought.

1.3 General

Where it is stated in the report that information has been supplied to us by another party, this
information is believed to be reliable but we can accept no responsibility if this should prove
not to be so. Where information is given without being attributed directly to another party, this
information has been obtained by our search of records and examination of documents or by
enquiry from Government or other appropriate departments.

This report contains some information that is confidential to the Addressee or the Client. It is
therefore subject to the terms and conditions of the Privacy Act 1993.

No responsibility is assumed for legal matters, questions of survey, opinions of Identifier,
hidden or unapparent conditions of the property, soil or sub-soil conditions, engineering or
other technical matters, which might render the property more or less valuable than stated
herein.

We certify that the registered valuer who has signed this report holds a current practising
certificate and is at least ANZIV qualified, as is indicated.

We remain available if you require any further information or assistance.

Yours faithfully
GRIBBLE CHURTON FAYLOR LIMITED

¥J Lawson ANZIV, SPINZ

Registered Valuer
Director
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APPENDICES

A. Northern Reclamation - SO Plan 464237

B. Southern Reclamation - SO Plan 59443





APPENDIX A.

Northern Reclamation - SO Plan 464237
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APPENDIX B.

Southern Reclamation - SO Plan 59443
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Introduction

1 The Marine and Coastal Area Act 2011 (MACA) came into force on 31 March 2011. The
legislation includes provision for coastal reclamations to be vested in Crown ownership
and then transferred onto private ownership.

2 The vesting process is applicable to both existing and proposed reclamations.

3 An important component of the vesting process is the setting of a value for the
purposes of informing the Minister’s determination on consideration for either pre
reclamation sea bed land or existing reclamations. This paper sets out the
methodology to be followed when assessing values for reclamation land under MACA.

Establishment of Coastal Reclamations

Coastal reclamations are an established feature on the NZ landscape predominantly in areas
adjoining commercial and industrial development or residential settlements. These
reclamations have often occurred outside of the normal resource management process and to
varying states of legality. Nevertheless there are likely to be a number of existing reclamations
that will require valuation under MACA for legal ownership to transfer from the Crown to the
acquiring owner (the developer).

The MACA legislation also provides an opportunity for new reclamations to be developed and
ultimately vest ownership in private title. In these cases a valuation of the sea bed land is
required for MACA purposes.

Valuation Principles

This paper considers the appropriate valuation methodology for both proposed and existing
reclamations. A critical assumption is that all reclamations are to be valued in conjunction with
and as an addition to the land adjoining which is acquiring the reclamation. Valuations should
be based on the new, combined area assuming that one computer freehold interest will be
issued on completion.

Reclamations are a form of “real estate” and the theory holds that ownership of real estate has
value because there is a market that deals in the rights which arise from this ownership. In the
case of property these ownership rights include the right to sell; grant a lease or partial
interest; build or demolish improvements; grant access to certain persons and not others; use
the property for any lawful purpose; and finally the right not to exercise any of these rights.

The valuation approaches outlined in this paper are based on the equivalent of full freehold
computer interest with no detrimental covenants or restrictions on use.

The valuation profession in New Zealand is regulated in accordance with the Valuers Act 1948.
This Act provides for amongst other things, the New Zealand Institute of Valuers (NZIV) and
Registered Valuers. It is recommended that reclamation valuations based on IVS 1 Market
Value be undertaken by a registered valuer.

The NZIV forms part of the Property Institute of New Zealand (PINZ) which produces best
practice professional standards for valuations. These standards are known as the Australia and
New Zealand Property Standards and are effective from 1 October 2009. They adopt the
International Standards (IVS) and Guidance Notes of the International Valuation Standards
Committee (IVSC). Where there are departures from or differences in application of IVSC in
either Australia or New Zealand an appropriate note is included in the IVSC documents.
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Market Value is the generally accepted basis for real property valuation assessments and this
is defined in the Australia and New Zealand Property Standards (IVS 1) as “the estimated
amount for which an asset should exchange on the date of valuation between a willing buyer
and a willing seller in an arm’s-length transaction after proper marketing wherein the parties
had each acted knowledgably, prudently and without compulsion”.

Valuation is evidence based and initially assessed with reference to comparable market
transactions. The rarer the property the harder the evidence is to obtain and thus the more
subjective and arguable the value assessed becomes. Based on a volume of transactions test
there is generally no open market for foreshore and seabed land although the legislative
changes from the previous Foreshore & Seabed Act to the current MACA may not alter this
situation.

Valuation Methodology Research

Proposed Reclamations (Sea Bed Valuations)
Research

An appropriate valuation methodology for proposed reclamations has been a historically
challenging exercise which has been subject to much discussion. Despite being more
prominent on New Zealand coastlines, reclamations are still relatively rarely undertaken and
minimal direct comparable evidence of sea bed sales exists. As a result, the valuation methods
that are applied tend to rely on a logical application of valuation theory, hypotheses and
subjectivity.

Research material is also limited however the following summarises an Australian legal
decision and provides details of other approaches used in similar jurisdictions.

A) Hegira Ltd V Minister for Natural Resources and Mines [2005] QLC 0051 Land
Court of Queensland Case.
This case involved the valuation of the unimproved value (value of the land as if no
improvements had been made to it such as retaining, drainage, levelling etc) of reclaimed land
to establish a purchase price to transfer ownership to Hegira Ltd. The unimproved land was
akin to coastal land in that it was low-lying tidal flats, timbered with mangroves and tea trees.
Development of the land required excavation of canals, with the spoil used for filling and pre-
loading the reclaimed areas.

The court looked closely at the planning restrictions on the land as a critical input into
determining the use the land could be put to following reclamation. The valuers agreed on the
appropriate method for assessing the subject land was the “before and after” method to assess
the added value of the new land to the existing adjoining residential development site. They
applied a hypothetical development valuation approach to determine the value of the entire
land holding both before and after the reclamation. The purpose of the reclamation in this case
was to create extra residential sections for sale on the open market which necessitated an
assessment by the valuers of selling costs, profit and risk, development costs, interest
(opportunity cost) and acquisition costs.

In addition to the valuation methodology determined by the court there was also an interesting
test of market value for an adjoining owner where due to the physical characteristics of the
reclaimed land, that adjoining owner would be the only viable purchaser of it. Hegira Ltd
argued that in these circumstances there should be a further discount of 50%. The judgment
referenced a Privy Council decision that said compensation must be ascertained at the price
that would be paid by a willing purchaser to a willing vendor of the land with that potentiality,
even though that potentiality could be exploited only by the acquiring authority, in the same
manner that it would be ascertained where there were possible other purchasers. There was no
suggestion in that case of doing a compromise or “splitting the difference”. Hegiras assertion
for an additional 50% reduction was therefore rejected by the Court.
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An accounting based “deprival” methodology was also considered and rejected by the court in
this case. The basis of this approach amounted to assessing a value for the completed
reclamation as dry land then taking off 50% for the impact of wetland and then deducting
another 50% of that figure for access. The decision found fault with a method that applied an
arbitrary discount to dry land values.

B) New South Wales Maritime Valuation Information Sheet (December 2010)

This document accompanies the brief for the provision of valuation services relating to offer of
disposal of reclamations to a private landowner. NSW Maritime requires a current market value
for sale purposes to be assessed having regard to the “before and after” method of valuation.

NSW Maritime’s sale price is stated as needing to reflect the difference in value between:
I. An existing total or partial waterfront reserve parcel, excluding reclamation and
II. The resultant waterfront parcel including the reclamation

C) Department of Conservation “Setting the Price for a Reclamation Vesting”
Guideline (Version 3)

This document provides guidance on the process for advising the Minister of Conservation
(DOC) on the vesting price for vesting of reclamation under the provisions of s355 & s355AA
Resource Management Act.

Salient principles include:

e generally there is no open market for foreshore and sea bed

e there must be recognition given to the valuation principle that “cost does not equal
value”

e reclamation is not an improvement for land valuation purposes and is treated as part of
the land value

e the valuation of the reclaimed land may include a deduction to reflect the benefits and
improvements effected by the developer to convert the land from seabed to reclaimed
dry land

e the vesting price recommended to the Minister may include a waiver or reduction to
reflect the “public benefits”

Under the heading of Valuation Guideline 1.4 (Traditional Approach) the paper states that the
cost of undertaking any reclamation or converting foreshore/seabed to reclaimed land is not
the determinant factor. It recommends a two step process to firstly assess the dry land value
after reclamation and prior to any discount. Secondly consideration of the quantum of discount
to be applied to reflect the benefits and improvements effected by the developer to convert the
land from seabed to reclaimed dry land. As a general rule the recommended discount would
vary from 33.3% to 50% of the assessed value and notes that deep water reclamations would
normally achieve a higher deduction than easy or shallow water reclamations.

Existing Reclamations Research

The existing reclamation may or may not be legally formed or comply with current resource
management and building consent requirements. It will present as similar to adjoining dry land
with some form of retained water frontage and may already have improvements built on it.
There could be additional risks with existing reclamations around the quality and ability of the
current retaining to ensure the future state of the land and each one will need to be assessed
on a case by case basis.

The following New Zealand Land Valuation Tribunal decision provides useful discussion on
valuation issues arising from potentially increased building and engineering design
requirements on existing reclamations and it is recommended reading for valuers:

Westpark Marina Limited vs Auckland Council LVP113/09-LVP125/09
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A rating valuation case where the objectors argued, amongst other things, that a significant
discount to land value was justified because any building on existing reclamation land would
require extensive piling and additional engineering costs to overcome inferior sub soil
conditions. The LVT determined a modest discount was appropriate based on engineering
reports and engineers testimony. They found that buildings erected in reclamation areas
mostly had floor loads of 5kPa or less and this level was not unduly restrictive for development
purposes.

The respondent’s valuer had allowed a discount of 5% for reclamation sub soil conditions which
the LVT adopted although made the point that this level was appropriate in the buoyant
market conditions of September 2007. In tighter market conditions a greater adjustment may
be justified as purchasers are likely to be more risk averse.

Application of Valuation Methodologies

Proposed Reclamations (Sea Bed Valuations)
Valuation Approach

In accordance with common law practices such as the Court of Appeal decision in Boat Park vs
Hutchinson [1999] 2 NZLR 74 the most compelling market evidence on which to base a
valuation of this type is sales of other similar sea bed areas in an undeveloped state. The
valuer should firstly analyse any recent, comparable land of this nature and directly apply the
appropriate results when assessing the value of the subject sea bed.

Given that there will seldom be sufficient evidence of sea bed sales, an alternative valuation
approach will often be necessary. It is clear from the Australian practice and case law that the
preferred methodology for valuing the existing sea bed strata of proposed reclamations is by
application of a before and after approach. The added value of the completed reclamation is
determined as the difference between the before (adjoining land only) and after (adjoining
land plus reclamation) figures. The indicative value of the original sea bed is the difference
between the added value the reclamation gives to the adjoining land and the market based
costs of the development. In effect this situation is the reverse of a Public Works Act 1981
acquisition of part of the land; in this case additional reclamation land is provided to the
adjoining owner and payment is made to the Crown for the added value of the original sea
bed.

This involves the application of a hypothetical development approach whereby the end value of
the land including the completed reclamation is reduced by market based allowances for such
things as profit and risk, development costs and opportunity cost of capital.

A third, alternative approach is outlined in the Department of Conservation guideline which
recommends assessment of a dry land value to which a discount rate of between 33.3% and
50% is applied to recognise the developer’s input.

This approach does not reflect the likely market based approach that a developer would
reasonably take. Individual reclamations are likely to be quite unique and the methodology
should allow flexibility to quantify the actual situation rather than taking a subjective general
discount range.
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Market Value Assessments Under IVS 1

Based on the information to hand, and in an effort to ensure consistency in valuation
methodology we suggest the following approach to valuing sea bed land.

Direct Comparison With Sea Bed Land Sales
Methodology:

1.

Determine the area of the proposed reclamation, and the total, combined area of the
reclamation and the adjoining, acquiring land.

Analyse market evidence from sea bed sales to determine appropriate value factors

Directly apply appropriate value factors to assess the subject sea bed property

Application of Hypothetical Development
Methodology:

Determine the area of the proposed reclamation, and the total, combined area of the
reclamation and the adjoining, acquiring land. This will be the total area of the property
after the reclamation.

Determine how long it will take to reclaim the identified land, its likely dry land zoning,
water depths and general geological nature of the land under water.

Analyse the most recent sales and asking prices of comparable dry land, either with or
without water frontage, that best match the property being valued. Be aware of zoning,
resource consent and development issues for the subject and comparables.

As a minimum the valuer should schedule the indicative dollar per square metre (or
hectare in larger properties) rates from the market evidence and document any
physical attributes worthy of comment. If an alternative way of analysing and
presenting the evidence is more appropriate then this detail should also be provided.
This could include likely section sale prices where the reclamation is for subdivision and
on sale purposes. In accordance with the PINZ valuation standards there should be a
clear link between the comparable evidence and the way the subject property is valued.

Use the analysed evidence above to separately determine the value of the:
= combined dry land area after all reclamation work is completed (5a) and

= adjoining dry land area prior to commencement of the reclamation (5b).

. The adjoining land prior to the reclamation will already have the benefit of a water

frontage and this should be considered when assessing the value of the combined new
parcel. Any significant enhancement to the adjoining land from additional water front
benefits following the reclamation should also be considered.

Then subtract pre reclamation value 5b from the value of the combined holding after
the reclamation 5a. This gives the gross added value that the sea bed component gives
to the entire land holding upon completion of the reclamation.

Deduct from the figure in step 7 an allowance for market derived profit and risk. A
profit and risk deduction recognises the fact that the land in sea bed state may require
significant work to reclaim and the process may be unpredictable. It also reflects that
there generally needs to be some gain factor to justify the developer going through the
process.

Deduction of profit and risk will determine the level of Outlay to be paid by the
developer. From this should be deducted the costs to construct the reclamation
including both physical works and legal/resource management requirements. The
extent of construction cost allowance should be based on what an average contract
price would be to do the work as at the date of valuation. This will involve analysis of
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reclamation costs from various projects to determine appropriate amounts.
Consideration should also be given to the actual costs however if these vary
significantly to average costs then preference should be given to the average costs.
Resource consent and planning costs will need to consider the proposed end use of the
land as more intensive uses may mean higher planning and environmental consent
costs. In most cases though the actual cost of resource consent will be known as this is
a pre-requisite under MACA for official agreement to start the reclamation process

10. Comprehensive details of engineering, building, legal and planning costs will be
required to accurately determine how much should be deducted for the development
phase. This will need to consider current construction techniques and modern materials.

11.0nce development costs are deducted a further allowance should be made for the
opportunity cost of capital. This reflects the fact that the developer could either invest
in something else or undertake the project. New Zealand courts have determined that
the correct application of a hypothetical development methodology is to allow both an
opportunity cost and a profit and risk allowance [Prestige Homes vs Minister of Works].
The amount of opportunity cost allowance will also need to reflect the likely project
timeline from commencement of the reclamation to useable dry land.

12.The percentages applied for opportunity costs can be built up and should reflect
alternative investment returns. A usual starting point is the risk free government bond
rate plus additional percentages for the risks of this venture. The opportunity cost
percentage should be applied to the Outlay over at least half the construction period.
This recognises that not all the developer’s money is spent at the start of the project.

13. This will give an indicative land value of the sea bed for MACA purposes

Worked Example of Hypothetical Development
Approach:

5a land value after completion of reclamation $3,000,000 - 40,000m?
5b land value prior to reclamation $2,000,000 - 25,000m?

Resource consent, building consent and construction costs to develop the reclamation from sea
bed $300,000

Profit and Risk 10%

Opportunity Cost 8%

Development period - 1 year

Workings:
5a-5b $3m-$2m = $1m (added value of additional 10,000m? to the completed
reclamation)

$1,000,000 less profit and risk at 10% = $1,000,000 * 10/110 = ($90,909) therefore
Outlay $909,091

Less development/construction costs (resource consents, building consents and all
related construction costs) ($300,000)

Less Opportunity Cost on Outlay at 8% for 6 months = (Outlay $909,091 *.08 * .5) =
($36,364)

Therefore $909,091 - $300,000 - $36,364 = $572,720

Say $570,000 for MACA purposes, exclusive of GST, if any.
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Direct Comparison With Conservation Land Or Poor
Quality Inundation Prone Sales Methodology:

1. An alternative check approach for sea bed land value prior to any reclamation would be
to analyse on a dollar per hectare/square metre basis any recent sales of conservation
land and/or poor quality land prone to regular inundation. Apply an appropriate rate
per hectare/square metre to the subject property on a direct comparison basis.

This approach may be useful where there are no other directly comparable sea bed
sales or where the hypothetical approach is showing minimal or negative values. It
recognises the fact that the Crown has an interest in land which holds a positive value.

Existing Reclamations Valuation Approach

This land is substantially the same as other dry land provided the reclamation has been done
to an approved standard which ensures a high degree of permanence and engineering
integrity.

For all existing reclamations, the initial valuation process would be identical up to and including
step 7. This indicates the added value the reclaimed land gives to the entire holding, in its
reclaimed, dry state, by ignoring the additional steps required to deduct costs etc. to carry out
the reclamation.

For reclamations that have been completed legally, the additional valuation steps above could
be applied to determine market value of the sea bed land prior to the work being completed.
This should be done utilising average contract costs and project timelines for the type of
reclamation as at the effective date of the valuation.

When valuing the land in the after state with the reclamation area, adjustments may be
necessary for any stability risks based on formal engineering assessments. Consideration
should also be given to the Westpark Marina case referenced earlier when determining the
extent of any adjustment for sub soil conditions.

Consideration should be given to any benefit the land has from its water front position.

Zonings need to be clearly determined as this will influence the extent of development of the
site and allow meaningful comparisons to be made with sales of other similar land.

Miscellaneous

The Discounted Cash Flow Valuation Method

If applicable, valuers could use this approach as a check method to determine the before and
after value of the land. The application of this valuation methodology is generally reserved for
situations where the purpose of reclaiming the land is to generate income through subsequent
rental or sale. Reclamations permitted through the MACA legislation are more likely to involve
adjoining owners expanding the utility of their existing sites and not for direct income or on
sale purposes. On this basis the use of a discounted cash flow approach may be limited, except
in circumstances where there is a commercial income earning operation or where the
reclaimed land will form part of a development site for on sale purposes.
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Setting a Rent on Reclamation Land

This would typically be done in accordance with the traditional ‘ground rental’ approach. The
first step would be to assess the dry land value of the reclaimed land and the second step is to
apply a market derived percentage rate to this, to give a rental figure. If the land value was
$100,000 and the market indicated that the prevailing rate of return of ground rental was 6%
the rental would be circa $6,000.
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FW: Crown Land Disposal-Port of Tauranga- Sulphur Point Reclamation 

		From

		Diane Cardwell

		To

		April Hussey

		Recipients

		ahussey@linz.govt.nz



Hi April



 



I’ll save this in the folder for the property and also send you the link.



 



Regards



Diane



 



From: Katharine Sheldon [mailto:HACrownLandNR@heritage.org.nz] 
Sent: Monday, 20 March 2017 5:02 p.m.
To: Diane Cardwell
Cc: Sherry Reynolds; Makere Rika-Heke; Land Disposal
Subject: Crown Land Disposal-Port of Tauranga- Sulphur Point Reclamation 



 



Sherry/Makere/ Land Disposal: FYI/R



 



Hi Diane,  



 



Please find attached the Heritage New Zealand Pouhere Taonga report on the Crown land disposal of land at the Port of Tauranga- Sulphur Point Reclamation- NP2017-174. 



 



Advisory Notices: 



 



It would be prudent for the disposing agency to consult with tangata whenua. Maori values may be associated with the property that is the subject of this disposal. However, owing to confidentiality issues, iwi consultation has not been possible. Therefore, Heritage New Zealand Pouhere Taonga has not been able to provide a full assessment of Maori heritage values as part of this assessment.



 



If you have any questions the contact person for this disposal is Katharine Sheldon (HACrownLandNR@heritage.org.nz ), Heritage Advisor – Crown Land Disposal, Northern Region.



 



Thank you and kind regards, 



 



Katharine Sheldon



 



Katharine Sheldon, Heritage Advisor, Crown Land Disposal and Research, Northern Region| Heritage New Zealand Pouhere Taonga | PO Box 105 291, Auckland City 1143 | Ph: (64 9) 307 9920 | DDI: (64 9) 307 9927 ext 9140 | Visit www.heritage.org.nz and learn more about New Zealand’s heritage places 



 



This communication may be a privileged communication. If you are not the intended recipient, then you are not authorised to retain, copy or distribute it. Please notify the sender and delete the message in its entirety. 
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HERITAGE NEW ZEALAND
POUHERE TAONGA

Notification of Heritage New Zealand Pouhere Taonga for Crown Land
Disposal (CLDH)

This notice is to fulfil the Cabinet requirement of 27 August 2007 (CAB min (07) 31/1a) and 11
April 2011 (DOM (11) 28) which requires departments to notify Heritage New Zealand Pouhere
Taonga (formerly the New Zealand Historic Places Trust) of the proposed disposal of land in
order that historic heritage values can be assessed.

This notice can also be used for the Cabinet expectation, as outlined on 23 September 2009
(CAB Min (09) 35/4) which encourages government agencies (SOEs, Crown entities, etc.) to seek
advice from Heritage New Zealand in relation to historic heritage values, including Maori
heritage. Please forward this document (saved as an MSWord document not a PDF) to
landdisposal@heritage.org.nz.

Notice for Government Departments (including NZDF and NZ Police)

If Heritage New Zealand has made recommendations for heritage protection measures in the
form above, the disposing agency is requested to provide feedback to Heritage New Zealand on
those suggested measures, and actions it intends to take, within 90 working days after receiving
Heritage New Zealand response. Contact should be made in the first instance with Heritage New
Zealand staff member named below.

To be completed by disposing agency (see appendix 1 for information checklist):

Name of land: Port of Tauranga — Sulphur Point Reclamation
Address: Port of Tauranga

Territorial authority: Tauranga City Council

Legal Description: Section 1 SO 464237; Section 1 SO 59443

Area (hectares) of land: | 1.2 hectares

Current administering | Port of Tauranga/ LINZ
agency:

Accredited agency Name: Dan Kneebone





mailto:landdisposal@heritage.org.nz





contact details: Job Title: Port of Tauranga Limited- Property and infrastructure

Manager

Email: dank@port-tauranga.co.nz
Phone: 07 572 8852
Mobile: 027 445 6860

To be completed by Heritage New Zealand (see appendix 2 for further information

about heritage values)

Heritage New Zealand Reference No:

NP2017-174

Date received:

1 March 2017

Heritage assessment summary and a
statement of significance:

There are no historic places, historic areas, wahi
tupuna, wahi tapu or wahi tapu areas entered in the
New Zealand Heritage Pouhere Taonga List / Rarangi
Korero (the List), either on or in the immediate vicinity
of the subject land; nor are there applications or
proposals to enter such places or areas on the List. The
Listed Historic Area of the EIms Mission Station, List No.
7016, is located approximately 1.5 kilometres from the
subject land.!

No NZAA recorded archaeological sites have been
identified or in the immediate vicinity of the subject
property.’

There are no scheduled heritage items listed on the
subject land in the Tauranga City Plan (operative 1
December 2014), where the land is zoned ‘Port
Industry’. >

Recommendations for heritage
protection measures (if any):

Heritage New Zealand Pouhere Taonga have assessed
the property proposed for disposal and have identified
no significant known heritage values that require
protection through the disposal process.

Advisory notices:

It would be prudent for the disposing agency to
consult with tangata whenua. Maori values may be
associated with the property that is the subject of this
disposal. However, owing to confidentiality issues, iwi

! New Zealand Heritage List/ Rarangi Korero

? NZAA Archsite GIS viewer and archaeological Site Records File. URL: http://www.archsite.org.nz/ .
3 Tauranga City Plan (operative 1 December 2014): Heritage Schedule:
http://econtent.tauranga.govt.nz/data/city plan/ch/7/appendix 7a.pdf;





http://www.archsite.org.nz/


http://econtent.tauranga.govt.nz/data/city_plan/ch/7/appendix_7a.pdf





consultation has not been possible. Therefore, Heritage
New Zealand Pouhere Taonga has not been able to
provide a full assessment of Maori heritage values as
part of this assessment.

Heritage assessment completed by:

Katharine Sheldon, Heritage Advisor- Crown Land
Disposal and Research, Northern Region

Date completed:

16 March 2017

Staff member to contact at Heritage
New Zealand about issues raised in
this report:

Name: Katharine Sheldon

Job Title: Heritage Advisor- Crown Land Disposal and
Research, Northern Region

Email: ksheldon@heritage.org.nz

Phone: 09 307 9927








Appendix 1. Information to be included by disposing agency (please tick box if known
or information is attached to Heritage New Zealand notice)

X Map of property boundaries and location (i.e. Quickmap).

I:l Current title.

X Current photographs, including any historical and aerial photographs.
I:I Valuation report.
I:I Any relevant historical or environmental reports (i.e. AEE prepared under the RMA).

I:l Are you aware of any proposed land-use changes concerning the land?

Add details:

I:I Are you aware of any heritage values associated with the land?

Add details:

D Will iwi/hapl be consulted as part of this Crown land disposal?

Add details:

I:l Are you aware of any claims under the Treaty of Waitangi Act 1975 or interest from the
Office of Treaty Settlements with regards to this Crown land disposal?

Add details:

I:I Please add any other relevant information concerning the land.

Add details:







Appendix 2: Assessment of heritage values of the property (to be completed by
Heritage New Zealand)

Name of site: Port of Tauranga- Sulphur Point Reclamation
Documentary evidence and analysis:
Maori Heritage

It would be prudent for the disposing agency to consult with tangata whenua. Maori values
may be associated with the property that is the subject of this disposal. However, owing to
confidentiality issues, iwi consultation has not been possible. Therefore, Heritage New Zealand
Pouhere Taonga has not been able to provide a full assessment of Maori heritage values as part
of this assessment.
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Nineteenth-and Twentieth Century Heritage

Tauranga is the largest urban centre and city in the Bay of Plenty, located 216 kilometres
southeast of Auckland, 107 kilometres east of Hamilton and 86 kilometres north of Rotorua.
Tauranga dates from the establishment of a Church Missionary Society mission at Te Papa, as it
was then known, in the 1830s. During the wars of the 1860s the government established two







redoubts (fortifications) there. The original mission complex, The Elms, still stands, and

the outline of the Monmouth redoubt is still visible. With the promotion of colonisation in the
1870s, the settlement was made a borough in 1882. In the later 19th century its population
declined. From the 1910s, as dairying developed in neighbouring districts, the population grew,
reaching 4,712 in 1945.

In 1950 Mt Maunganui was made a port for timber from the Volcanic Plateau. The 1978 Kaimai
Tunnel improved connections between Tauranga and the Waikato region. Growth was further
fostered by horticulture, in particular kiwifruit growing, in surrounding districts and by the
lifestyle appeal of the town.

The completion of a harbour bridge in 1988 brought Tauranga and Mount Maunganui closer and
has promoted growth in both parts of the enlarged city.”

The subject land

Both portions of the subject land have been reclaimed from the Tauranga Harbour Bed. The
subject land may be part of a 1991 New Zealand Gazette notice authorising the Port of Tauranga
Limited to reclaim land from the bed of Tauranga Harbour.” Section 1 SO 464237, the
northernmost portion of the subject land, was not reclaimed until after 2003, as is visible in
image 2, below. Based on its history of recent reclamation, the land is not believed to have any
significant heritage values which require protection.

Archaeology

No NZAA recorded archaeological sites have been identified or in the immediate vicinity of the
subject property.°

Built Heritage

There are no buildings present on the subject land which is currently paved and in use by the
Port of Tauranga.

* Malcolm McKinnon, 'Bay of Plenty places - Tauranga', Te Ara - the Encyclopaedia of New Zealand,
http://www.TeAra.govt.nz/en/bay-of-plenty-places/page-5 (accessed 15 March 2017).

> New Zealand Gazette notice 1991, No. 126, p.57?; SOs: 53673; 63988; 57222; 59443

® NZAA Archsite GIS viewer and archaeological Site Records File. URL: http://www.archsite.org.nz/ .





http://www.archsite.org.nz/
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Image 2: Google Earth aerlal |mage dated to 2003 showmg the subject land prior to the
reclamation of Section 1 SO 464237.
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Image 3: Tauranga City Council aerial photo dated to 1943 showing that the subject land itself

did not exist at this time.
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Image5: Tura Ciy Council historic aerial hoto dated to 1997 showng Section 1 SO 59443
which had been built, though Section 1 SO 464237 has yet to be constructed.
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Image 6: Google Earth aerial image of the subjct land (outlined in red) in its surrounding
context.

Statement of work completed by Heritage New Zealand:
This was a desk-based only assessment.

References:

Google Earth

LINZ: SOs: 53673; 63988; 57222; 59443

Malcolm McKinnon, '‘Bay of Plenty places - Tauranga', Te Ara - the Encyclopaedia of New
Zealand, http://www.TeAra.govt.nz/en/bay-of-plenty-places/page-5 (accessed 15 March 2017).
New Zealand Gazette notice 1991, No. 126, p.5?

New Zealand Heritage List/ Rarangi Korero

New Zealand Archaeological Association Site File Record

Quick Map










@ Bay of Plenty

m REGIONAL COUNCIL

Certificate Pursuant to Section 245
Resource Management Act 1991

File Ref: 61134

IN THE MATTER OF: Survey Office Plan 464237
AND

IN THE MATTER OF: Restricted Coastal Activity
pursuant to Section 119 of the

Resource Management Act
1991.

I, Edward T Grogan, acting Chief Executive of the Bay of Plenty Regional Council hereby
certify that pursuant to section 245(5)(a)(ii) of the Resource Management Act 1991, the
reclamation shown as Section 1 on S.0. 464237 conforms with the coastal permit and the
relevant provisions of the Bay of Plenty Regional Coastal Environment Plan.

Dated at Tauranga this 5&/%/6\ day of C'@@Ad 2013.

divia

Acting Chief Exec tlve







Confiscation of Moter Vehicle
Pursuant fo section 84 (2) of the Criminal Justice: Act 1985, an
order was made In the Wanganul District Court on
19 Decomber 1990 against Danny Kevin Brider for the
confiscation of the following motor vehicle:

Morrls 1300 vegistration number FE 1298,
B. M. WALKER, Deputy Reglgrar.
goA31 )

Oaths and Declarations Act 1957

Revocation of Authorisation to Take Siatutory ¢
Declarations

Pursuant to section @ of the Oaths and Declarations Act 1957,
1 hereby vevoke the authorisation held by the officets in the
service of the focal authority named in the Schedule below to
take statutory declarations.

Schedule
Western Bay of Pleniy District Counell
Manager, Te Puke

Manager, Katikatl

Dated at Wellington this 17th day of December 1990.
D. GRAHAM, Minister of Justi¢e.

{Adm. 3/28/3/3)

go456

Officers in the Western Bay of Plenty District
Councfl Authorised to Take Statutory Declarations

Pursuant to section 9 of the Oaths and Declarations Act 1957,
1 heveby authorise the holders for the time being of the offices
in the setvice of the local authority specified in the Schedule
below to take statutory declarations under the said Act.

Schedule
Western Bay of Plenty District Council

Supervisor, Te Puke

Supervisor, Katikati
Dated at Wellington this 17th day of December 1890.

. GRAHAM, Ministar of Justice.
{Adm, 3/28/3/3)
Ro4SE

Transport
Harbours Act 1950

Authorising Port of Tauranga Limited to Reclaia
Land from the Bed of Tauranga Harbour
THOMAS EICHELBAUM, Administrator of the Government
. ORDER IN COUNCIL
At Wellington this 10th day of Decernber 1950
Present:

His EXCELLENCY THE ADMINISTRATOR OF THE GOVERNMENT
IN CounciL
Pursuant to section 175 (3} and subject to sections 176 to 182
of the Harbours Act 1950, I, the Right Honourable Sir dedann
Thomas Elchelbaum. the Administrator of the Governiment,

NEW ZEALAND GAZETTE No,

acting on the recommendation of the Minister of Transpo
and by and with the advice of the Executive Councll, herel
authorises Port of Tauranga Limited fo reclaim an arez o
8278 aquare raetres of the bed of Tauranga Harbour, as stio
on plan M.D. 16534 {5.0. 58485) deposited in the office
the General Manager, Matitime Transport Divislon a
Wellington and as more perticularly described Ir the Schedul
below.

Schedule v

All that parcel of land containing 8278 square metres, mote o!
less, situated in Block VI, Tauranga Survey District of
South Auckland Land District, and being part of the bed o
Tauranga Harbour and more particulary shown marked "A”
on plan M.D. 16534 {$.0. 58485} deposited In the office o
the General Manager, Maritime Transport at Wellington.
MARIE SHROFF, Clerk of the Executive Council.

(MOT, MTD 43/13/6/25)
god52

Validation of Reclamation: Port Nelson Limited:
Near Vickerman Sireei, Port Nelson

THOMAS EICHELBAUM, Administrator of the Governmen

ORDER IN COUNCIL
At Wellington this 10th day of Decamber 1390
Present:
His EXCELLENCY THE ADMINISTRATOR OF THE GOVERNMENT,
m COUNGIL

Pucsuant to section 265 of the Harbours Act 1950, J, the Righ
Honourable Sir Johann Thomas Eichelbaum, ¢
Administrator of the Government, acting on
recommendation of the Minister of Transport and by and wi
the advice and consent of the Executive Council, her
validates in the name of Port Nelson Limited the reclamatt
which land 15 described n the Schedule hereto.

Schedule

All that land retlaimed from Nelson Harbour comprising 53
squate metres, more or less, situated in' the City of Nelo
Nelson Land District and more particulatly shown as area “A’
an plan M.D, 16536 (S.0. 14605) deposited In the Wellingt
office of the Maritime Transport Division, Minlstry
Transport.

MARIE SHROFF, Cletk of the Executive Council.

(MOT, MTD 43/7/6)
89453

Vesting of Reclalmed Land: Port Nelson Limited:
Nelson Harbour

THOMAS EICHELBAUM, Administrator of the Governm

ORDER IN COUNCIL
At Wallington this 10th day of December 1890
Present:
His EXCELLENCY THE ADMINISTRATOR OF THE GOVERNMENT)
v COUNCIL

Pursuant to section 1750 of the Harbours Act 1950, 1,
Right Honourable Sir Johann Thomas Elchelbaum, th
Administrator  of the Govermment, acting on
recommendation of the Minister of Transport and by and wit
the advice and consent of the Exacutive Council, hereby ves
in ihe name of Port Nelson Limited the reclaimed lan
described in the Schedute heteto,

Schedule

All that Jand reclaimed from Nelson Harbour comprising 58
square metres, more or less, situated In the City of Nelsol
Nelzon Land District and more particularly shown as area *A
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CERTIFICATE
(Pursuant to Section 245(5)(a) Resource Management Act 1991)

THE MINISTER OF CONSERVATION hereby certifies that:

The area of reclamation of part of Tauranga Harbour Bed, that is more particularly
described in the Schedule, conforms with the requirements at the time the reclamation

was completed.

SCHEDULE
(South Auckland Land District)

All that parcel of land containing 8000 m? shown and described as Section 1 on Survey
Plan SO59443. -

Dated at Rotorua this M e day of 54 P/\L 2007.

F e

SIGNED on behalf of the Minister of Conservation,
by KEITH LESLIE OWEN acting under delegated authority
in the presence of:

Witness signature: <o, o

Witness Name:  </57  (ame o
Occupation: Comm07 ,@/awév e

Address: Sy prtpiond of Comseuedsom

Po Box /46
Kc-/aru@a.







Land Information
New Zealand
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