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Comments on applications for referral under the COVID-19 Recovery 
(Fast-track Consenting) Act 2020 

This form is for local authorities to provide comments to the Minister for the Environment on the 
decision to refer projects to an expert consenting panel under the COVID-19 Recovery (Fast-
track Consenting) Act 2020.  

Local authority providing comment Bay of Plenty Regional Council (BOPRC) 

Contact person (if follow-up is required) Marlene Bosch 

Principal Advisor Consents 

Comment form 

Please use the table below to comment on the application. 

s 9(2)(a)
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Project name Mitre 10 MEGA and Medical Centre Development Papamoa  

General comment – 
potential benefits 

There are potential employment benefits for the construction phase of 
the development and for the establishment of a medical centre. 
However, since the Mitre 10 is a relocation of an existing Mitre 10, it is 
considered to have minor additional employment or economic benefits 
for the region. 

General comment – 
significant issues 

Flooding and floodwater displacement are considered a significant 
issue. Please refer to attached letter dated 15 September 2020. 

Is Fast-track 
appropriate? 

No - Please refer to attached letter dated 15 September 2020. 

Environmental 
compliance history  

Not Applicable 

Iwi and iwi 
authorities 

Nga Potiki  
Contact: Matire Duncan –  
Ngai Te Rangi  
Contact: Pia Bennett –  
Waitaha: 
Contact: Vivienne Robinson –  
Waitaha have a statutory acknowledgement on the Wairakei Stream, which this 
catchment drains into. 
Ngati Pūkenga 
Contact: Buddy Mikaere –  

Relationship 
agreements under 
the RMA  

No relationship agreements  

Insert responses to 
other specific 
requests in the 
Minister’s letter (if 
applicable)  

All questions have been responded to in the attached letter dated 15 
September 2020  

Other 
considerations 

An application for the earthworks component of this project has been 
lodged with the Bay of Plenty Regional Council. Application RM19-0043 
was lodged on 30 January 2019. This application is awaiting further 
information under section 92, RMA, regarding stormwater management, 
floodwater displacement and cultural effects. 
To assist the Minister, a comparison table, highlighting differences 
between the current application lodged under the COVID-19 Recovery 
Act 2020 and the earthworks application RM19-0043 lodged with the 
BOPRC, has been provided as Appendix 1. 

 
Note: All comments will be made available to the public and the applicant when the Ministry for the 
Environment proactively releases advice provided to the Minister for the Environment. 

s 9(2)(a)

s 9(2)(a)

s 9(2)(a)
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Your Ref:  
Our Ref:  
 
 
15 September 2020 
 
 
Liz Moncrieff 
Acting Director, Natural and Built Systems 
Ministry for Environment 
fasttrackconsenting@mfe.govt.nz 
 
 
 
 
 
 
 
Dear Liz 

Covid-19 Recovery (Fast-Track Consenting) Act 2020 – Mitre 10 MEGA and Medical 
Centre Development, Papamoa – Comments pursuant to Section 21(4) 

Thank you for providing the Bay of Plenty Regional Council (BOPRC) with the opportunity to provide 
comments on the Mitre 10 and Medical Centre Development application under the Covid-19 Recovery 
(Fast-Track Consenting) Act 2020. BOPRC have provided pre-application advice in 2018 and after 
lodgement of their earthworks application in 2019, BOPRC have held meetings with the applicant’s 
consultants to discuss technical issues and further information required. An overview of the ‘significant 
issues’ you have sought comment on is provided below: 

Stormwater 

BOPRC is concerned about the increased flooding effect on neighbouring properties with the 
proposed development. Flood storage displacement due to elevation of the site to RL6.0 has been 
incorporated in the application. However, below is a summary of the main points that BOPRC 
engineers consider have not been adequately considered by the applicant: 

1. Predevelopment assumption of impermeability 

BOPRC do not agree with the predevelopment situation being modelled as 100% impermeable.  

The existing site is a grassed paddock with underlying peat soils and farm drains.  Peat soils are 
able to store up to five times or more of their weight in water. The ability for runoff to be stored in 
the peat will depend on its antecedent moisture content, which in turn will be related to 
groundwater levels at the site and the water levels in the drainage channels.  This is not a 
constant. Generally, at the start of a storm event, the peat will not be at saturation level. The 
report identifies that groundwater varies from 1-1.8m below ground level. Groundwater at these 
levels will provide available storage within the peat layer.   

Modelling predevelopment as impermeable discounts the current natural predevelopment 
stormwater attenuation in the soil and suggests that when the site is sealed (post-development), 
there is no change to runoff and no need to store 40% of the runoff (a requirement of Tauranga 
City Council’s (TCC’s) Comprehensive Stormwater Discharge Consent).  Although there may be 
times when groundwater at the site may be very close to the surface and conditions are 
completely saturated, with no ability for infiltration, that is not the situation that should be modelled 
for predevelopment.  

The predevelopment parameters need to be re-evaluated, to understand the effects of stormwater 
runoff. 
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The intention of the modelling is to help quantify storage requirements to mitigate runoff/ flooding 
effects. Typically, modelling parameters are conservative to allow for uncertainties. Assuming a 
predevelopment situation of completely saturated peat is not a conservative parameter. The 
applicant’s peer reviewer, AWA, concurs that the predevelopment assumptions will underestimate 
the increase of stormwater runoff, post development. Specifically the Conclusion 4 of the AWA 
report states: 

“The approach for simulating hydrological losses in the Pre-development scenario will lead to an 
underestimate of the increase in runoff due to the development. This effect may be minor 
depending on the soil storage capacity above the groundwater table.” 

2. Increased 40 mm flood depth on the Riddell Block 

The flood modelling (even with an erroneous predevelopment assumption), has identified an 
effect of 40mm of extra flood depth on the neighbouring Riddell block solely due to flood storage 
displacement effects, as a result of raising the site level. This increased flood depth corresponds 
to approximately an extra 2000 m3 of extra runoff volume that should be mitigated. The application 
states that the Riddell Block is flagged for residential development, so the developer will be 
required to mitigate flood displacement effects. If the extra 40mm due to flood displacement from 
Mitre 10 development is accepted, then The Riddell Block developer will therefore be required to 
mitigate effects from not only their development, but also the additional water originating from the 
Mitre 10 development.  

The Riddell Block is therefore adversely affected by the increased depth of floodwater and any 
future use and development of the site may be limited. 

3. Live storage level of stormwater wetlands 

To achieve the calculated required storage volume of 32,700 m3 in the proposed combined 
wetland areas of 11,787 m2 and 5,546 m2, the stormwater wetlands require a depth of 1.9m and 
corresponding live storage levels of RL 3.9m Moturiki Datum.  The application states groundwater 
varies from between 1-1.8m below ground level and the modelling report states that in winter 
groundwater can be close to the surface.  Previous analysis of groundwater bore monitoring data 
confirms the latter statement. During a wet year in 2017 (considered to be a 15 year return period 
rainfall event  for 70 day duration), groundwater levels at the site would have been at RL5m. 
There will be periods of time, particularly in wet years, that groundwater levels will be higher and 
live storage to this level will not be available - i.e. groundwater will fill the wetland, decreasing the 
available area for stormwater storage and result in increased runoff. 

Further analysis is required to confirm that RL3.9m live storage can be maintained in the wetlands 
during wet periods and that any ongoing resulting discharge of groundwater due to drainage 
configurations on the site will not create a downstream adverse effect.    

4. The Bell Road Catchment 

With respect to the Bell Road catchment, the modelling has shown that the development will 
increase runoff into the Bell Road catchment. There are existing flooding issues in the Bell Rd 
catchment which should not be exacerbated. The additional runoff and extent of the effect on the 
Bell Road catchment needs to be quantified. 

5. Other Considerations 

The modelling report mentions flood mitigation for the Tauranga Eastern Link stormwater ponds 
and the extra flooding to the north at Carlsberg and Tierra Place.  

Urban Limits 

BOPRC Policy and Planning staff have had a number of meetings/correspondence with Aaron Collier 
(planner for Mitre 10) regarding this site and development proposals dating back to March 2019. 
Initial concerns raised related to the proposal being commercial in nature and needing to connect to 
three waters infrastructure while being located outside the Regional Policy Statement (RPS) urban 
limits border. 
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TCC have completed the Rural Land Study and the Urban Form and Transport Initiative (UFTI) final 
report has recently been completed by the SmartGrowth partnership.    To give effect to the NPS-UD 
(now gazetted), the RPS urban limits line approach will need to be amended to be more flexible and 
responsive.  Land between the current RPS urban limits line and the eastern arterial will be included 
in the urban limits line when the RPS is amended.  

Therefore, from an RPS urban and rural growth management perspective the BOPRC Principal 
Advisor, Policy and Planning has no concerns about the proposal being assessed under the ‘Fast 
Track’ consenting act.  

Natural hazards 

The subject site it is within the Pāpāmoa study area of the Rural Land Study Report.  It is well known 
that the site and surrounding pastoral land is subject to flooding, liquefaction and comprised of 
peat.  At section 11.8 ‘Recommendations’ the report notes: 

 ‘The soil conditions and natural hazard considerations collectively raise significant engineering and 
economic impediments to achieving potential future urbanisation of the area. A more in-depth study 
of the area should be undertaken, specifically regarding engineering feasibility and infrastructure 
capacity before embarking on development.’  

 The following natural hazards are considered relevant:  

a. Liquefaction and lateral spread  
b. Tsunami 
c. Intense rainfall flooding. 

The application states that natural hazards and geotechnical effects can be appropriately mitigated. 
However, given the engineering stormwater management and displacement concerns raised in 
Section 1 above, concerns regarding flooding effects on neighbouring properties have not been 
addressed.  

Summary 

BOPRC consider that there are significant flooding issues relating to this development in the 
proposed location, which have not been sufficiently mitigated in the current application. BOPRC have 
been in discussion with TCC and the applicant regarding these issues since the beginning of 2019. 
Given complex nature of the hydrological issues, the potential effects on neighbouring properties and 
on TCC infrastructure, BOPRC consider that the shortened timeframes under the fast-track 
consenting process may not be appropriate for this application. On this basis, BOPRC request that 
the Minister decline to refer this project to an expert consenting panel. 

 

Yours Sincerely 

 

Marlene Bosch 

Principal Advisor Consents 
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Ensure that the project integrates well with the existing and future 
transport network and three waters infrastructure allowing for 
additional development potential in the neighbouring blocks 

Not applicable to the earthworks application. 

Large scale earthworks and temporary discharge consent for the 
necessary enabling works. 

Consistent with earthworks application 

Earthworks across the Site to raise the Site to RL 6.0m and reduce 
the overall level of topographical change to allow the Site to be 
developed. 

Earthworks are required to raise the level of the site by 
approximately 1.0-1.6m to create suitable building platforms for 
the proposed development and associated infrastructure. 

No reference to a Site RL of 6.0m 

Two wetlands covering an area in excess of 17,333m² which will 
provide necessary stormwater management as well as amenity to 
the Site on the southern and western sides 

The two permanent stormwater ponds are to be constructed at the 
north western corner of the site and used as Sediment Retention 
Ponds to service the full catchment. The ponds will be excavated to 
a base level of approximately RL 4.0 and can cater for half of the 
overall catchment each not including the ponds themselves 
(11.2ha). This means that each pond has a catchment of 5.6ha 
which is slightly above the recommended maximum of 5ha per pond 
(BOPRC Erosion and Sediment Control Guidelines 2010/01). 

The earthworks on-site are proposed to be staged (in 3 stages), 
with the Mitre 10 MEGA site being the first priority followed by the 
Riddell Access Road and finally, the medical centre site. The 
earthworks will consist of ground improvement and civil works and 
will include the preloading of the site. 

General reference to a staged approach 

The stormwater management and off-site services will be 
constructed concurrently with the ground improvement works. 

Not applicable to the earthworks application. 
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After the completion of the earthworks phase, the spare blocks of 
land at the north and east of the Site will be used to stockpile the 
surplus preload from the three stages. 

Generally consistent. 

Approximately 5 ha of the 14 ha Site that will be left undeveloped 
as part of the initial phase of the project. The future development 
of this land has been considered in the servicing of the Site but 
does not form part of the project. 

Not applicable to the earthworks application. 

Intention would be to commence the earthworks as soon as 
practicable following the approval of the application 

It is proposed that the construction will start in the 2018/2019 
earthworks season and is expected to be undertaken over 5 years 

This timeframe has passed as the consent has not been granted to 
date due to unresolved stormwater management issues – mainly 
floodwater displacement 

Permits sought include land-use consent, water permit, discharge 
permit Rules LM R4, DW R21, DW R23 

LM R4 (earthworks) 

DW R21 (temporary discharge of stormwater from construction site 
to farm drainage channel) 

DW R23 (temporary discharge of water to land soakage in sediment 
pond 

WQ R43 (temporary take and use of water to dewater construction 
site) The need for this consent is not addressed in the current 
application. 

Archaeological authority has been granted (Heritage New Zealand 
File ref: 2019/645, date granted: 24 May 2019). 

An archaeological assessment has been completed for the site by 
Archaeology Bay of Plenty. 

An Archaeological Authority has been sought from Heritage New 
Zealand pursuant to Section 44 of the Heritage New Zealand 
Pouhere Taonga Act 2014 
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Intermediate Development Scenario results in a top water level in the 
Wairakei Stream just above the consented level of RL 4.5m. This means 
that conditions of the Pāpāmoa CSC are not being met at present. 

When the proposed upgrades to the Gravatt Road Culverts occurs (which 
is a requirement of the Pāpāmoa CSC), the pre-development levels reduce 
to just less than RL 4.5m and the project is able to manage stormwater 
runoff and flooding impacts in accordance with the Pāpāmoa CSC. In some 
areas between the Site and the Wairakei stream, the maximum water 
level in the flood event will be increased, however these areas will be 
flooded for a shorter period of time, so the overall effect will be less than 
minor. In some areas such as the rural farmland, this impact is seen as 
positive. The project is considered to have no more than minor impacts on 
the stormwater catchment. 

CIA has been prepared for the project by the Ngā Pōtiki a 
Tamapahore Trust Board and gives effect to the Tūhoromatanui: 
Ngā Pōtiki Environmental Plan 2019-2029. The CIA identifies that 
the Site was formerly part of the Pāpāmoa wetlands and formed 
part of the primary route from the hill pā to kāinga across the 
wetlands and Application for a project to be referred to an expert 
consenting panel 13 Pāpāmoa Dune plain, and the proposed 
construction of wetlands within the Site can partly restore the Site 
to its natural function and can support Ngā Pōtiki to reconnect with 
the environment through involvement in the wetland design, 
construction and ongoing maintenance. Engagement has been 
ongoing with Ngā Pōtiki in order to work collaboratively on the 
conceptual design of the proposed wetlands (including planting) 
and the potential introduction of other cultural aspects to the 
project, including a pou whenua or sculpture within or near the 
wetland. 

Consistent 

Servicing effects (effects from landform): The landform at the Site 
is proposed to be raised to approximately RL 6.0 m, to 
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The potential for the project to be affected by climate change has 
been considered in detail in the Stormwater modelling and flooding 
work that informed the Engineering Services Assessment. This was 
guided by direction from TCC that compliance with the Pāpāmoa 
CSC would be judged using the 2055 climate change adjusted 
rainfall as this is the rainfall that was used in consenting. 
Therefore, the minimum storage is 40% of the difference in volume 
for the 1 in 50-year 48-hour 2055 event. In terms of the effects of 
long term climate change on groundwater, the 
PreliminaryGeotechnical Report states that this is more likely to 
affect sea levels and there is no evidence from continuous 
monitoring via level loggers that sea level (i.e. tidal fluctuations) 
will have any impact on groundwater levels within the Site. On this 
basis it is predicted that the effects of long term climate change on 
the groundwater table on this site to be very minor. 
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This diagram was 
not part of the 
original application  

 

Generally consistent 
with the Site 
location map in the 
original application. 

 

Not able to identify 
earthworks, 
stormwater and 
other details from 
this this diagram. 
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