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2.2 Resource consent 

In 2016 a resource consent (WAR080254) was granted for SWDC to distribute treated 
wastewater to Sites A and B across several stages (Site C was purchased subsequent to the 
granting of this resource consent and is therefore outside its scope). 

Stages 1A and 1B of resource consent WAR080254 are complete and SWDC distributes 20% of 
treated wastewater to 30 Ha of land adjacent to the GWWTP via a centre pivot irrigator. 

Stage 2A involves irrigation of 62% of annual wastewater to the remaining consented land by 
2030. 

2.3 Māori Land 

The Council land at Papawai is adjacent to and interspersed with a number of blocks of Māori 
Land. Council have committed to, and partially negotiated, land swaps with three Māori Land 
Trusts for the purpose of: 

• Consolidating Council’s land holding to maximise the area available for wastewater 
distribution and grazing. 

• Gaining legal access to Tilson’s road. 

• Enabling Council to own all the land on which the Soaring Centre’s runway is situated 
to give the Soaring Centre surety on the future of its operation. 

These negotiations lost momentum as SWDC’s Legal Counsel left the area and is uncontactable 
and there have been a number of officer changes at SWDC meaning some of the detailed 
knowledge of the negotiations has been lost. Further detail about the history and current state 
of these negotiations is set out below. 

2.3.1. Native Land Strip 

Much of Council’s land holding at Papawai has no legal access to Tilsons Road due to the 
existence of two strips of Māori Land which run parallel with Tilson’s Road on its Southern 
boundary. 

Evidently, these strips came about because in 1868 when Tilsons Road was originally surveyed 
it was positioned to run through a number of properties and directly through the front parlour 
of an existing dwelling. To give the house and other properties clearance, the actual road 
ended up being positioned approximately 30m further north than surveyed. The actual road 
was eventually vested as legal road, and the strip of land that had been originally surveyed as 
road was determined by the Māori Land Court to revert to its original owners; listed as Hoani 
Rangitakaiwaho and others (“Native land Strip”). 

SWDC has been in negotiations for a number of years with the agents appointed by the Māori 
Land Court to represent the interests of the original owners of the Native Land Strip to affect a 
land swap of the Native Land Strip for an equivalent land area opposite Papawai Marae. From 
the agent’s perspective this land swap is valuable as it will result in a usable block of land both 

in terms of shape and legal access that could potentially be utilised for Papakāinga housing. 

2.3.2. Papawai and Kaikōkirikiri Land Trust – Alienated Land 

While the new placement of Tilson’s road cleared the house and properties, it had its own 
complication as it severed a small piece of land from the large Māori Land holding to the North 
of Tilsons Road, now managed by Papawai and Kaikōkirikiri Trust (“PKK Trust”). 
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SWDC has been in negotiations for a number of years with PKK Trust to affect a land swap of 
the alienated land for an equivalent land area elsewhere. 

Various options have been discussed with PKK Trust and Charmaine Kawara (nominated by 
PKK Trust to be Council’s primary contact on the matter) has advised that the Trust’s 
preference is to swap the alienated land for agricultural land contiguous with its current land 
holding. 

2.3.3. Papawai Ahu Whenua Trust 

Papawai Ahu Whenua Trust (“PA Trust”) manages a number of blocks of Māori Land to the 
South of Tilson’s road. These blocks are not contiguous and have no legal access to Tilson’s 
Road which makes them challenging for PA Trust to manage or get a reasonable lease return 
for. 

Council are interested in completing a land exchange with PA Trust as Council has had a long-
standing interest in land owned by PA Trust known as “the Hook” (Registered title WN72/9, 
legally described as Part Papawai 13 Block) (see Appendix 1). The Hook interferes with 
Council’s contiguous land holding (and therefore its ability to distribute wastewater) and 
accordingly Council have committed to acquiring the Hook in a Heads of Agreement with PA 
Trust. The Hook is also an issue for the Greytown Soaring Centre as the Centre’s primary 
runway crosses the Hook. Council have entered a Heads of Agreement with the Greytown 
Soaring Centre committing Council to use its best endeavours to purchase the Hook so it can 
long term lease this land to the Soaring Centre. 

3. Discussion 

3.1 Land under consideration  

At the time of the purchase of Site C it was thought that Site C was the only remaining freehold 
land on the south eastern side of Tilsons road, and that the remaining land was multi owned 
Māori Land. Subsequently, two titles of freehold land have become available for purchase 
contiguous with SWDC’s current land holding: 

• 12.1406 Ha identified as WN145/25 and legally described at Papawai 17D Block owned 
by Gloriata Hineariki Te Rangi 

• 4.0469 Ha identified as WN133/273 and legally described as Papawai 17C Block owned 
in half shares by SWDC and Gloriata Hineariki Te Rangi 

This land, referred to collectively as “Gloriata’s Land”, is identified in Appendix 1. 

To ascertain its value, SWDC has commissioned a valuation of Gloriata’s Land and has set aside 
capital expenditure in the 2020/21 Annual Plan to cover its potential purchase. 

3.2 Benefits of Purchase 

The extra land will enable greater capacity to accommodate growth. Resource consent 
WAR080254 provided for a population of 2200 and assumed a population growth of zero 
percent out to 2031 (based on the 2012 Statistic New Zealand population projections). In 
reality the Greytown population was 2466 by 2018 (2018 Census data) presenting a growth 
rate of 10% from 2012 to 2018, and population projections for the Wairarapa produced by 
Infometrics indicate that the Greytown population is likely to continue to grow. 
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Appendix 1 – Map of Land 

  

PE7





 

Appendix 2 – Valuation 
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VALUATION REPORT 
Current Market Valuation 

 
 

Tilson’s Road 
Greytown 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
  Prepared for:  South Wairarapa District Council 
 

  Inspection Date:  28 February 2020 
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13 March 2020 Ref: PJG4216 

 

 

 

South Wairarapa District Council 

P O Box 6 

MARTINBOROUGH 
 

Attention – Bryce Neems 

 

 

 

Dear Sir 

 

MARKET VALUATION – TILSON’S ROAD, GREYTOWN 

 

The following report outlines a brief property description, together with market sales evidence and 

methodologies adopted in the formation of our opinion of the market values assessed. 

 

This market value has been completed in accordance with the International Valuation Standards (IVS) and 

Property Institute of New Zealand (PINZ) Practice Standards and Guidance Notes.  However, as per your 

request, we have provided an abbreviated report only.  This report does not meet reporting standards and 

therefore cannot be used for mortgage lending purposes. 

 

Should a full report be required, this can be provided at your request. 

 

Thank you for your instruction.  If you require any further advice please do not hesitate to contact us. 

 

 

Yours faithfully 

WAIRARAPA PROPERTY CONSULTANTS LTD 

 

 

 

 

 

 

P J Guscott Dip VFM MPINZ NZIV 
Registered Valuer & Farm Consultant 
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Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

1 SCOPE OF WORK 

 

1.1 Valuer Qualifications 
 

Valuer Qualifications 

Philip Guscott  Dip VFM MPINZ NZIV, Registered Valuer & Farm Consultant  
 

 - The Registered Valuer is in a position to provide an objective and unbiased valuation. 

 - The Registered Valuer has no material connection or involvement with the subject of the valuation 

or the party commissioning the valuation. 

 - The Registered Valuer is competent to undertake the valuation. 

 - We confirm that the Registered Valuer is a Member of the Property Institute of New Zealand and a 

Registered Member of the New Zealand Institute of Valuers, holding an Annual Practising Certificate. 
 

1.2 Instructions and Purpose of Valuation 
 

Instructions have been received from Bryce Neems to provide a current market valuation of the subject 

property located at Tilson’s Road, Greytown for potential purchase purposes. 
 

1.3 Basis of Value 
 

We have assessed the market value as defined in International Valuation Standards (IVS) 2017 – 

Framework, as: 
 

 "The estimated amount for which an asset or liability should exchange on the valuation date between a 

willing buyer and a willing seller in an arm's length transaction, after proper marketing and where the 

parties had each acted knowledgably, prudently and without compulsion." 
 

1.4 Valuation Date 
 

We confirm we inspected the subject property on 28 February 2020.  This is the effective date of 

valuation. 
 

1.5 Extent of Valuation 
 

A full inspection of the property was undertaken and we have also performed analysis and investigation 

of relevant sales and review of industry information. 
 

1.6 Information Relied Upon 
 

 - All publicly sourced information has been relied on as being correct; this includes the Computer 

Freehold Register information, Resource Consents and Resource Management Plans. 

 - Wairarapa Property Consultants Limited (W.P.C. Ltd) internal sales analysis database. 

 - General farm information including stock numbers, pasture renewal history, fertiliser history and soil 

test results, if provided. 
 

1.7 Valuation Assumptions 
 

Assumptions used in the formation of value are contained within the report.   
 

1.8 Valuation Limitations 
 

No limitations or restrictions have been identified that have prevented the instructed work from being 

carried out. 
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Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

1.9 Restrictions of Report 
 

 The valuation has been prepared for the purpose outlined.  We do not accept any responsibility to the 

Client for this report for any purpose other than for the specific purpose for which it was commissioned.   

 

No person other than the Client, referred to in Section 1.2, may rely on this report for any purpose 

without the express authority of W.P.C. Ltd.  The report is to be read in conjunction with our Statement 

of Valuation Policies. 
 

Given the abbreviated nature of this report it does not meet required reporting standards and therefore 

cannot be used for mortgage lending purposes. 
 

1.10 Valuation Standards 
 

 The valuation has been undertaken within the requirements of the International Valuation Standards 

effective as at 1st January 2020 and the Australian and New Zealand Valuation Standards and Guidance 

Notes effective as at 1st October 2009, with particular reference to: 
 

• IVS 101 – Scope of Work 

• IVS 102 – Investigations and Compliance 

• IVS 104 – Basis of Value 

• IVS 105 – Valuation Approaches & Methods 

• IVS 400 – Real Property Interests 

• ANZVTIPN11 - Valuation Procedures – Real Property 
 

As per our Client’s instructions we have provided an abbreviated report only.  As such this report does 

not comply with: 
 

• IVS 103 – Reporting 

• ANZVTIP12 – Valuation for Mortgage and Loan Security Purposes 
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Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

2 STATUTORY INFORMATION 

 

2.1 Registered Proprietor(s) 
 

WN133/273 South Wairarapa District Council as to a half share and Gloriata Hineariki Te Rangi as 

to a half share.  

WN145/25 Gloriata Hineariki Te Rangi. 

 

2.2 Area 
 

WN133/273 4.0469 hectares more or less. 

WN145/25 3.9394 hectares more or less.  

 

2.3 Legal Description and Area 
 

 An Estate in Fee Simple held within two Computer Freehold Register Identifiers within the Wellington 

Land Registration District. 
 

Title Legal Description 
Area 

Ha 

WN133/273 Papawai 17C Block 4.0469 

WN145/25 Papawai 17D Block 3.9394 

 

2.4 Tenure 
 

An Estate in Fee Simple.  These two Titles have been changed from Maori Land Title to General Land.  

 

2.5 Interests 
 

Please see a list of Interests registered on the Computer Freehold Register Identifiers attached as an 

Appendix. 
 

WN133/27/3 824005 Status declaration by the Registrar of the Maori Land Court. 

WN145/75 824006 Status declaration by the Registrar of the Maori Land Court.  
 

These are the Notice of the cancellation of Maori Land Status.  
 

WN145/25 Part of this Title was transferred in 1907.  When James Bicknell sold this to South 

Wairarapa District Council a new Title was issued, which was amalgamated into Title WN38A/69.  The 

remaining area in WN145/25 is 3.9394 hectares.  

 

2.6 Resource Management 
 

Territorial Authorities: South Wairarapa District Council. 
 

Plan Name: Combined Wairarapa District Plan. 
 

Plan Status: Operative as at 25 May 2011. 
 

Permitted Activity: The current property use is permitted within the zoning. 
 

Land Contamination: The subject property is not highlighted within the Selected Land Use Register 

for Contaminated Land. 
 

Resource Consents: There are no Resource Consents registered to the subject property. 
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Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

2.7 Rating Information WN145/25 WN133/273 
 

Roll Number 18230/17100 Unavailable 

Rating Valuation as at 1 September 2017:   

Value of Improvements $ Nil  

Land Value $ 99,000  

CAPITAL VALUE $ 99,000  

Current Rates (Incl. G.S.T.) $ 1,170.21  

 

We note the rating valuation is for statutory purposes only and may not reflect the market value. 
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Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

3 BRIEF DESCRIPTION 

 

WN133/273 4.0469 hectares 

 This is a small lifestyle type holding in an area that has been farmed as part of a larger 

farm and with most land around it being Maori Land.  It is located on Tilson’s Road 

approximately 4.9 kilometres from the centre of Greytown.  
 

 It is all flat alluvial land on two terraces.  
 

 Breakdown: -  Top terrace 2.8 ha 

  Bottom terrace 1.25 ha 

   _______ 

   4.05 ha 
 

 There is no formed driveway to this property to Tilson’s Road approximately 180 metres 

away, but there is an assumed road providing practical access.   
 

 To be able to be sold as a lifestyle block it would have to have this road formed, fenced 

and legalised.   
 

 Where Tilson’s Road physically is located is not on the legal road, but the assumed road 

meets the legal part of Tilson’s road in one plan done in 1926 which was never 

legalised.  In practical terms access would continue to Tilson’s Road as it has for many 

years.   
   

 Currently, there is no legal access to these blocks as the paper road running just south 

of Tilson’s Road is separated from Tilson’s Road by two strips of land; one which is part 

of Papawai 42 Moroa District (owned by Papawai & Kaikokirikiri Trust) and the other is 

Maori Land, whose ownership was determined by the Maori Land Court to be Maori 

Freehold vested in its original owners.  A legal opinion from Ed Cooke of WCM Legal 

acting for Gloriata Hineariki Te Rangi states that he has no hesitation in saying that 

upon an application (likely to the Maori Land Court) that an order would be made at the 

least granting an Easement of right-of-way to Tilson’s Road.   
 

 The lack of legal access to these blocks is a result of mistakes made in the past by the 

Local Council and the Maori Land Court.  In our view legal access would likely be 

granted if applied for, but with significant cost and time taken. 
 

 The Title is owned 50% by Gloriata Te Rangi and the South Wairarapa District Council 

in undivided shares.  It is a long (747m) narrow (63m) Title typical of many old Maori 

Titles.  However, with a width of 63 metres approximately it is wide enough to still be 

able to attract a lifestyle purchaser, albeit with some discount.   

 

WN145/25 3.9394 hectares 

 This is adjacent to the previous Title, is also no longer Maori Land.  It is all flat on the 

top terrace in a more square shape.   
 

 This too has no formed road to its boundary and has the same issue as the previous 

Title to Tilson’s Road.  It would need a driveway of approximately 243 metres.   
 

Both Blocks have some fencing on them, but not on the legal boundaries and much of those there are 

fair to poor in condition.   
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Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

4 VALUATION OVERVIEW 

 

4.1 Valuation Methodology 

The subject property has been valued under the following methodology: 

 

4.2 Market and Cost Approach 

 This is the primary valuation methodology adopted in the formation of our market value assessed.  The 

land and improvements have been valued under the following methodology: 
 

 Land Value – Market Approach 

 This is assessed through the analysis of recent sales that are comparable to the subject property in 

terms of land use and contour following adjustments for size, soil type, locality, and timing of sale and 

general desirability of property.  The section values are assessed via direct comparison with recent 

vacant lifestyle blocks. 
 

 Improvement Value 

 Improvements have been valued on the basis of two approaches, being the depreciated replacement 

cost approach and the added value approach. 
 

 - Cost Approach 

 This approach calls for an assessment of the current replacement cost of the buildings and other 

improvements following adjustments for depreciation, obsolescence, over-design and optimised 

reproduction, as well as any other special features which affect the saleability of the improvements.  

This assessment is not intended to be a valuation for insurance purposes. 
 

 - Added Value Approach 

  This method has regard to the added value of buildings and improvements on the property. 
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7 VALUATION POLICIES 
 

Purpose & Disclaimer of Liability 

 Our appraisal and report are strictly confidential to the party to whom it is addressed and is prepared 

solely for the specific purpose to which it refers.  No responsibility whatsoever is accepted for reliance 

on the appraisal report for other purposes.  Furthermore, no responsibility whatever is accepted to 

persons other than the party to whom the appraisal and report is addressed for any errors or omissions 

whether of fact or opinion. 
 

Publication  

 Neither the whole nor any part of our reports, nor any reference thereto, may be included in any 

published document, circular or statement, nor published in any way without our written approval of the 

form and context of such publication or disclosure.  Such approval is required whether or not the Valuer 

or Wairarapa Property Consultants is referred to by name and whether or not the reports are combined 

with others. 
 

 Date of Valuation 

 Unless otherwise stated the effective date of the valuation is the date of the inspection of the property.  

The valuation is current as at the date of valuation only.  The value assessed herein may change 

significantly and unexpectedly over a relatively short period (including as a result of general market 

movements or factors specific to the particular property).  We do not accept liability for losses arising 

from such subsequent changes in value. 
 

 Without limiting the generality of the above comments, we do not assume any responsibility or accept 

any liability where this valuation is relied upon after the expiration of three months from the date of 

inspection, or such earlier date if you become aware of any factors that have any effect on the 

valuation. 
 

 Legislation 

 Unless otherwise stated in our report we have not obtained a Land Information Memorandum (LIM) or 

a Property Information Memorandum (PIM) for the property.  Unless otherwise stated, it is assumed the 

property conforms to all the requirements of the Resource Management Act 1991, the New Zealand 

Building Code contained in the First Schedule to the Building Regulations 1992, the Building Act 1991, 

the Building Act 2004 and any Historic Places Trust Registration.  Our valuation is also on the basis that 

the property conforms to the Health and Safety in Employment Act 1992, the Fire Safety and 

Evacuation of Buildings Regulations 1992, and the Disabled Persons Community and Welfare Act 1975. 
 

 Information Supplied 

 Where stated in the report that another party has supplied information to us, the information is believed 

to be reliable however we accept no responsibility should it prove not to be so.  Where information is 

given without being attributed directly to another party the information has been obtained by our 

search of records and examination of documents or by inquiry from Government or other appropriate 

sources. 
 

 Site Conditions 

 We do not carry out investigations on site in order to determine the suitability of ground conditions and 

services, nor do we undertake environmental or geotechnical surveys.  Unless notified to the contrary, 

our appraisal is on the basis that these aspects are satisfactory and also that the site is clear of 

underground mineral or other workings, methane gas or other noxious substances. 
 

 In the case of properties that may have redevelopment potential, we assume that the site has a load 

bearing capacity suitable for the anticipated form of development without the need to additional 

expensive foundations or drainage systems. 
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 Environmental Contamination 

 Our appraisal assumes that no contaminative or potentially contaminative use is, or ever has been, 

carried out on the property.  Unless specifically instructed, we do not undertake any investigation into 

the past or present uses of either the property or any adjoining or nearby land, to establish whether 

there is any potential for contamination from these uses and assume that none exists. 
 

 Goods and Services Tax  

 In preparing our appraisal, no allowances are made for any liability, which may arise for payment of 

income tax or any other property related tax, whether existing or that may arise on development or 

disposal, deemed or otherwise.  When analysing comparable sales/rental evidence, we have attempted 

to ascertain the G.S.T. status of the transaction.  If not stated in general terms we refer to residential 

properties as being inclusive of G.S.T. and non-residential properties being plus G.S.T., (if any). 
 

 Title 

Where specifically stated in the report, we assume that all improvements lie within the Title boundaries 

and that the subject property has a good and marketable Title free from any pending litigation. 
 

 We also assume that all documentation is satisfactorily drawn and that there are no unusual or onerous 

easements, restrictions, covenants or other outgoings that would adversely affect the value or 

negotiability of the relevant interest(s).  Such registration may include Wahi Tapu and Historic Places 

Trust Registrations.  
 

 Inspections 

 We undertake such inspections and conduct investigations as are, in our opinion, correct, appropriate 

and possible in the particular circumstances.  Our inspections of buildings are for valuation purposes 

and do not purport to be structural surveys. 
 

 Professional Indemnity 

 It is confirmed that W.P.C. Ltd holds Professional Indemnity Insurance. 

 

 

  

PE21



11 
 

Ref: PJG4216  Valuation – SWDC – Tilson’s Road, Greytown 

APPENDIX  
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