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24 March 2023 

Zen Gerente 

Senior Analyst Fast Track Consenting Team 

Ministry for the Environment 

PO Box 10362 

WELLINGTON 6143

Email:   

By email

Dear Zen 

APPLICATION FOR REFERRAL FOR FAST-TRACK CONSENTING – TE PURU 

BUSINESS PARK – RESPONSE TO REQUEST FOR INFORMATION 

1. We act for Knight Investments Limited ("KIL") in relation to the application for 

referral for fast-track consenting for Te Puru Business Park ("Project").  

2. This letter and the attachments enclosed respond to your email dated 15 March 

2023 requesting further information in relation to the Project. 

3. The attachments are as follows: 

(a) Attachment A: a summary table setting our KIL's responses; 

(b) Attachment B: a letter from the applicant confirming funding arrangements 

and including a summary of other land development projects completed or 

underway; 

(c) Attachment C: memorandum from Manukau Quarries on the existing 

quarry consents; 

(d) Attachment D: consent notice details; 

(e) Attachment E: conceptual subdivision plan; 

(f) Attachment F: water memorandum from CivilPlan Consultants; 

(g) Attachment G: planning memorandum; 

(h) Attachment H: ecological assessment from RMA Ecology; and 

(i) Attachment I: geotechnical assessment from LDE. 

s 9(2)(a)
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4. We trust the attached sufficiently responds to the further information request, but 

we would be happy to provide further details if required.  

Yours faithfully 

RUSSELL McVEAGH

Daniel Minhinnick | Patrick Senior 

Partner | Senior Associate 

Direct phone:  

Direct fax: +64 9 367 8163 

Email:  

 

Enc:  Attachments A-H 

s 9(2)(a)

s 9(2)(a)
s 9(2)(a)
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ATTACHMENT A 
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ATTACHMENT B 
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ATTACHMENT C 
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ATTACHMENT D 
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ATTACHMENT E 
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ATTACHMENT F 





WATER DEMAND CALCULATOR - INDUSTRIAL USAGE Table 6.1D Routine Peak Daily Usage (l/m²/d)

Light water users, or    4 5

WATERCARE CODE OF PRACTICE Medium water users      6

Heavy water users  o     11
CLIENT:
PROJECT:
JOB NO: Table 6.1A Routine Peak Usage (l/day)

Residential 220l/person/day
DESIGNER: AJA 3 person design occu 660
CHECKED:
DATE: 13/03/2023 Table 6.1C Routine Peak Daily Usage (l/m²/d)
REV: Dry Retail 1 3

Office Buildings 4 3
NOTE: This spreadsheet calculates peak flow rates using the Watercare Code of Practice Wet Retail 15

Assume net area is 80% of gross floor building area
Peak Hour Peak Factor 2.5

Peak Day Peak Factor 2

Address Industrial Type Design Flow

(l/m²/d)

Design Floor Area 

(m²)

Average Demand 

(m3/d)

Peak Day Demand 

(m3/d)

Peak Hour 

Demand 

(L/h)

Lot Area (m2) Assumptions on Usage

885 Whitford Maraetai Road Light water users  or up to 2 storeys 4 5 913 4 1 8 0 2 76511 0 Based on 5% of yard area within quarry area
Light water users  or up to 2 storeys 4 5 7218 32 5 65 1 9 14630 0 Based on 70% of yard area of front lot (LOT 2 DP 203286)

Current consent - Daily abstraction shall not exceed 248 m3 
Total abstraction in a year shall not exceed 61 285m3 (168m3/day average)
Total for sump and bore is  400m3 per day or 146,000m3/year (400m3)

S \Jobs\2038 - Beachlands Quarry\calculat ons\water\[2038-CALC-WaterDemand-aja-20230313.xlsx]Water Demand Calcs

Nakhle Group
Beachland Quarry
2038

September 2021 T10-74 v2 Page | 1
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ATTACHMENT G 
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3.2 Under the subdivision provisions the following are listed as prohibited activities, as 

they apply to the zoning of the site (Chapter E39): 

• The subdivision of a minor dwelling (in the Rural – Countryside Living Zone) 

from the principal dwelling where the proposed sites do not comply with the 

minimum size site requirement for subdivision in the applicable zone.  The 

proposal does not include any minor dwellings or their subdivision. 

3.3 Under the Rural – Countryside Living Zone provisions the following are listed as 

prohibited activities (Chapter H19): 

• Mustelid Farming.  

• The subdivision of a minor dwelling from the site on which the principal 

dwelling is located.  

• The subdivision of workers’ accommodation from the site on which the 

principal dwelling is located.  

3.4 The proposal does not include any of the above noted activities. 

3.5 There are no prohibited activities listed in the Special Purpose – Quarry Zone 

provisions (Chapter H28). 

3.6 There are no prohibited activities listed in Whitford Precinct (Chapter I441). 

3.7 Under the Lakes, rivers, streams and wetlands provisions the following are listed as 

prohibited activities, outside of overlays (Chapter E3): 

• The planting of aquatic invasive plants;   

• Depositing litter, refuse, waste and/or contaminated material; 

3.8 The proposal does not include any of the above noted activities. 

3.9 Under the On-site and small-scale wastewater treatment and disposal provisions 

the following are listed as prohibited activities (Chapter E5): 

• Discharge of domestic type wastewater by new deep bore disposal. The 

proposal does not propose disposal by this method.  

3.10 There are no prohibited activities listed in the remaining relevant Natural Resource 

chapters, including: Taking, using, damming and diversion of water and drilling 

(Chapter E7), Stormwater – Discharge and diversion (Chapter E8), Land 

modification works not within an overlay (Chapters E11&E12), and Vegetation 

management (Chapters E15). 

3.11 There are no prohibited activities listed in the relevant Built Environment chapters 

including: Noise and Vibration (Chapter E25). 

3.12 There are no prohibited activities listed in the relevant Infrastructure chapters, 

including: Transport (Chapter E27). 

3.13 There are no prohibited activities listed in the relevant Environmental Risk chapters, 

including: Contaminated land (Chapter E30), Industrial and trade activities 

(Chapter E33), and Natural hazards and flooding (Chapter 36). 
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National Environmental Standards for Freshwater (NES -FM) 

3.14 The NES-FM Regulation 53 outlines the relevant prohibited activities.  These are: 

“(1) Earthworks within a natural wetland is a prohibited activity if it— 

(a) results, or is likely to result, in the complete or partial drainage 

of all or part of a natural wetland; and 

(b) does not have another status under any of regulations 38 to 51. 

(2) The taking, use, damming, diversion, or discharge of water within a 

natural wetland is a prohibited activity if it— 

(a)  results, or is likely to result, in the complete or partial drainage 

of all or part of a natural wetland; and 

(b)  does not have another status under any of regulations 38 to 

51.” 

3.15 While the ecological reporting undertaken has identified a wetland within the site, 

no works are proposed in the vicinity of the wetland (i.e. within 10m of the wetlands) 

and the works can be carefully managed to avoid drainage or partial drainage of 

the feature.   

4.0 Section 104D 

4.1 As outlined in the Application for Referral, the development is likely to trigger a non-

complying resource consent, and as such a review of the Section 104D gateway 

tests has been deemed to be appropriate.  In this regard we note that Section 104 

states: 

“Despite any decision made for the purpose of section 

95A(2)(a) in relation to adverse effects, a consent authority may 

grant a resource consent for a non-complying activity only if it is 

satisfied that either— 

(a) the adverse effects of the activity on the environment 

(other than any effect to which section 104(3)(a)(ii)applies) 

will be minor; or 

(b) the application is for an activity that will not be contrary to 

the objectives and policies of— 

(i) the relevant plan, if there is a plan but no proposed 

plan in respect of the activity; or 

(ii) the relevant proposed plan, if there is a proposed 

plan but no relevant plan in respect of the activity; or 

(iii) both the relevant plan and the relevant proposed 

plan, if there is both a plan and a proposed plan in 

respect of the activity.” 
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Effects 

4.2 The Application for Referral includes a summary of likely environmental effects.  

Having reviewed this summary, the proposal adopts the most practicable options 

to avoid and/or mitigate any actual and/or potential effects on the receiving 

environment resulting from the proposed “light industrial” type development within 

the site, which includes infrastructure development, land and stream modification 

and subdivision of the site.  Thus, the potential adverse effects generated will not 

be more than minor. 

4.3 Thus, it is considered that the proposal would meet the gateway test under section 

104D(a). 

Objectives and Policies 

4.4 We have reviewed the relevant objectives and policies in respect of determining 

that an application for the development would be able to meet the gateway test 

in relation to objectives and policies.   

4.5 The assessment found that the majority of the proposal would be consistent with 

the relevant objectives and policies as (generally grouped in themes below): 

(a) There would be provision of adequate infrastructure to service development 

(including transport and servicing infrastructure). Onsite wastewater disposal 

would be designed to maintain quality of all adjacent water sources (streams 

and ground water). A private access way and upgrades to Whitford-

Maraetai Road are proposed to ensure road user safety. Adequate provision 

for parking and access can be made for the development. 

(b) Land modification works would be undertaken in accordance with best 

practice for sediment control, and (including where in proximity to streams 

and any wetlands) ensuring that discharges during works avoid adverse 

effects on freshwater qualities. Any contaminated land will be managed 

within the site in accordance with best practice methodologies.  

(c) Specific stability measures can be employed (e.g retaining walls etc) to 

ensure stability of sites and to enable the future industrial activities, and the 

proposed infrastructure. 

(d) Where works are proposed that result in buildings/structures, infrastructure 

and storage of substances in a hazard zone, the capacity of the overland 

flowpaths and flood plains and/or stability of these features can be 

appropriately addressed through engineering techniques as part of the 

detailed design. Future land uses will employ precautionary practices to 

suitably contain any hazardous substances.   

(e) There will be adequate provision for undergrounding utilities and provision of 

utilities to service the development. 

(f) Stormwater water quality treatment and quantity controls for conveyance, 

treatment and to mitigate climate change and flood hazards will be 

employed.  
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(g) Cultural values will be taken into account and enabled and provided for 

through the ongoing consultation with the relevant Mana Whenua groups. 

(h) The stream diversion will be accompanied by a full ecological 

mitigation/compensation assessment for aquatic habitat loss that will be 

informed by a comprehensive fish survey and Stream Ecological Valuation 

assessment.  A freshwater management plan will be prepared which will 

include detail on the stream diversion methodology, stream design and 

riparian planting plans.  This will ensure the natural values of the stream will be 

maintained.  

(i) Future industrial activities will utilise onsite management systems, processes 

and containment, treatment and disposal practices to ensure their 

discharges to the environment are avoided.  

4.6 With specific regard to the Whitford Precinct (Chapter I440) objectives and policies: 

(a) The proposed stream diversion within the site will be used to create a new 

stream environment which will through design and planting maintain and/ or 

enhance the natural character and ecological values associated with the 

stream.  Significant Ecological Areas (SEAs) will also be protected from the 

proposed works and enhanced through planting.  The values of the Te Puru 

stream will also be maintained and where possible enhanced thus creating 

a sense of open space.  Ongoing maintenance and protection can be 

secured via covenants on the title. (Objective 1, Policies 2-4, 7 and 8). 

(b) The development will suitably respond to the stability concerns identified on 

the precinct plan (i.e. land which has have a gradient of 15 degrees or more) 

through the use of retaining structures, adherence to all potential 

geotechnical recommendations and planting of these slopes) (Objective 1 

and Policy 4). 

(c) The proposed land uses would not constrain any rural production activities in 

the wider area, nor existing adjacent land uses. Due to the nature of the 

activities (and separation distances to any rural production activities) reverse 

sensitivity effects are unlikely to result (Objective 1 and Policy 10).  

(d) Stormwater and wastewater will be suitably collected, managed and 

treated.  Land modification works would be undertaken in accordance with 

best practices for sediment control, and (including where in proximity to 

streams and any wetlands) ensuring that discharges during works were kept 

to best practice to avoid adverse effects on freshwater qualities (Objective 

1 and Policy 7). 

(e) There is the possibility for a recreational trail to run adjacent to the stream at 

the site’s eastern edge.  This has not been depicted on the concept, as there 

would be limited access and connectivity to / from anywhere outside of the 

application site.  However, should discussions with Auckland Council identify 

the desire for a trail at this time, this can be investigated further. (Policy 8).  
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(f) Development in the Countryside Living Zone (Precinct B) is anticipated to be 

in a manner that ensures the landscape character and rural amenity values 

are maintained and enhanced.  The majority of the project site is currently 

used for quarrying activities, and thus the site is already a significant 

departure from anticipated rural amenity values (albeit that quarrying is 

clearly a rural activity, just not one aligned with lower density rural living).  The 

proposed development following remediation of the quarrying includes 

industrial style buildings and activities which have been proposed to be 

buffered from adjoining sites and views though extensive landscaping on all 

boundaries of the wider site and landscaping within the development itself 

(which includes ecological enhancement planting).  In addition, the 

buildings are located away from prominent viewshafts, and have been 

designed to not be visually prominent or obtrusive.  Overall, the landscape 

character and wider rural amenity values can be maintained.  (Objective 1, 

Policy 1 and Policy 2). 

4.7 With specific regard to the Rural – Countryside Living Zone (Chapter H19) 1 

(objectives and policies): 

H19.17 objectives and policies specific to the Rural – Countryside Living Zone 

(a) That portion of the site currently used in conjunction with quarrying and water 

take/distribution activities will not be used for rural lifestyle living, or small-

scale rural production. It will be used for light industrial activities.  The property 

at 867 Whitford-Maraetai Road will be able to continue to be utilised for rural 

lifestyle purposes following completion of the roading works.  Thus 

development would not be entirely consistent with Objective 1.  

(b) Objective 2 (and Policy 1 and 4 and 5) seek to (among other things) ensure 

that development maintains and enhances the rural character and amenity 

values of the zone. As discussed above, the proposal is not wholly consistent 

with this objective in that this portion of the site will be developed to provide 

for industrial activities. However, the existing land use of the wider site means 

the rural character of its immediate environs has already been affected to 

some extent by the yard based quarrying activities, site remediation and 

quarry pit.  Furthermore, the proposed development form and landscape 

package has been deigned to mitigate effects through dense screening on 

the wider rural character and amenity values.  Effects associated with noise, 

dust, and traffic effects can been suitably mitigated through management 

plans as conditions of consent as needed. These effects are all likely to be 

less than what occurs within a quarry. 

(c) The proposed land uses would not constrain any activities being established 

on adjacent zones, nor existing adjacent land uses. Due to the nature of the 

activities proposed and buffers between the site and adjacent uses, reverse 

sensitivity effects are unlikely to result (Objective 3, Policy 2 and 3).  

 
1 Notably these objectives and policies apply to part of the site only 
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(d) There will be adequate provision for undergrounding utilities and provision of 

utilities to service the development (Objective 5). 

(e) The extent of land modification and vegetation removal will be limited to 

only that necessary to facilitate the proposed roading network as quarry 

rehabilitation works have already been consented.  Furthermore, the 

location of the roading and development activities avoids wetlands, riparian 

margins, and heritage sites.  Effects on water quality from activities can be 

suitably mitigation through sediment and erosion control measures, and for 

stormwater and wastewater adherence to good practise guidance 

documents for designs and operation (Policy 1).   

(f) The proposed stream diversion within the site will be used to create a new 

stream environment which will through design and planting maintain and/ or 

enhance the natural character and ecological values associated with the 

stream.  SEAs will also be protected from the proposed works and enhanced 

through planting.  The values of the Te Puru stream will also be maintained 

and where possible enhanced thus creating a sense of spaciousness.  In 

addition, the diversion work and associated revegetation will create 

landscape and ecological linkages.   Ongoing maintenance and protection 

can be secured via covenants on the title. (Policy 1).   

H19.2.1 general objectives and policies 

(g) As identified in (c) above, the development is not anticipated to constrain 

any rural production type activities and so does not inhibit the achievement 

of objectives and policies relating to rural production activities (objective 2, 

policies (1)-(3), (5) and (7)). 

(h) As the land has been majority used as part of quarrying activities it does not 

contain any elite or prime soils nor does it fragment productive land 

(objectives 3 and 4, policies (3)-(4)).   

(i) The provision of local employment and services in this location would service 

the rural areas (and people residing in them) as well as the urban part of 

Beachlands (Objective 1). Beachlands does not have significant 

employment opportunities, making it almost exclusively a commuter 

suburban area to urban Auckland. This comes at a cost with significant 

roading upgrades to allow commuter traffic, congestion and CO2 

production. This will not be resolved by modal shift given the low frequency 

of public transport. The provisions of local industry activities allows for 

employment and economic development. This has wider benefits to the 

function of Beachlands and its neighbouring rural community. 

H19.2.3 rural character, amenity and biodiversity values objectives and policies 

(j) As identified in (f) the areas of significant biodiversity will be protected from 

development and enhanced (Objectives 1, 2, Policies 3). 
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(k) As identified in (c) above, the development is not anticipated to create 

reverse sensitivity effects on rural activities (Objective 1, Policy 2). 

(l) Notably policy 1 which seeks to manage effects on character refers to the 

effects of “rural activities”.  The proposal is not a rural activity. 

H19.2.5 rural industries, rural commercial services and non-residential activities 

(m) Objective 1-2 and Policies 1 are specific to rural industry or rural commercial 

services. The development does not fall within the defined terms of a rural 

industry or rural commercial service, as the activities would not be limited to 

only those primarily servicing the rural areas (also the activities would 

invariable provide for services for rural people and activities it would also 

service the urban area). 

(n) As identified above and in (j) the development would assist to support the 

well being of the local rural economic and the local community (being 

Beachlands) (Objective 3). 

(o) As identified in (b) above, the development has been carefully designed to 

manage effects on the wider rural character and amenity.  It is 

acknowledged that the development would not enable a rural character or 

amenity for that part of 885 Whitford-Maraetai Road falling in the CLZ zone, 

however this is already occurring in that this portion of land is being utilised 

for non rural uses.  The land at 867 Whitford-Maraetai Road would continue 

to maintain its current rural lifestyle amenity at the completion of works 

(Objective 3).  

(p) It is acknowledged that Objective 4 is directive in that “Industries, services 

and non-residential activities of an urban type and scale unrelated to rural 

production activities are not located in rural zones”. As identified previously 

this applies to that part of 885 Whitford-Maraetai Road falling in the CLZ zone 

only, and this portion of land is already being utilised for industries and 

services (quarrying and water treatment and supply) not directly related to 

rural production activities.  

(q) As identified in (c) above, the development is not anticipated to create 

reverse sensitivity effects on rural activities (Policy 2). 

(r) As identified in (b)(d) and (f) above effects (and traffic effects) can be duly 

managed onsite and/or through works proposed by this application (Policy 

2). 

4.8 The above has highlighted that the proposal would not be entirely consistent with 

all of the Whitford Precinct or Rural zones objectives and policies. However this 

needs to be considered in the context of the existing site already being of a nature 

which is not one of rural amenity values, and the potential provision of a 

recreational trail.  
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4.9 Overall, we consider that the existing context of the site, and the avoidance of 

effects on the wider rural amenity and character values, would mean that these 

inconsistencies would not be detrimental to the success of the application. 

4.10 With specific regard to the Special Purpose – Quarry Zone (Chapter H28) objectives 

and policies, it is not surprising that these relate almost entirely to the use of the land 

for quarrying (and related) uses and managing resulting effects.  The development, 

as proposed, is not a mineral extraction activity, however is consistent in so far as 

the proposal is able to mitigate adverse effects; specifically, noise, vibration, dust, 

illumination, traffic, and land modification (as has been commented on in above 

sections). Policy 2 enables land uses which would be compatible with the mineral 

extraction activities. Light industrial activities would not be incompatible with the 

remaining rehabilitation works for the quarry that would be occurring during the 

staged manner for development.   

Conclusions 

4.11 Our evaluation is that the proposal can manage its adverse effects on the 

environment, therefore meeting the gateway test of section 104D(1)(a) of the RMA. 

4.12 In respect to section 104D(1)(b) of the RMA, the proposal is inconsistent with a small 

number of the rural countryside living policies including those applicable to the 

Whitford Precinct. This Precinct covers a wider area, including the zoned Quarry. 

However, overall these inconsistencies with the objectives and policies not 

considered to be fatal to the consideration of the application on its merits. Under 

section 104(1), the proposal provides a number of clear benefits and positive 

effects, which address the wider issue of a lack of employment and economic 

development activities in Beachlands. 




