
























Attachment A: Auckland Council & Auckland Transport Meeting Records 



Meeting Notes: Stormwater Discussion 

 

Date: 9 December 2025 

Attendees:  

•  (Consultant Planner – Applicant) 

•  (Consultant Planner – Applicant) 

•  (Engineer – Applicant) 

• Daniel Nakhle (Applicant)  

• Doyle Smith (Applicant) 

•  (AC - Healthy Waters) 

•  (AC - Healthy Waters) 

•  (AC - Healthy Waters) 

•  (Engineer - Auckland Council) 

•  (Consultant Planner – Auckland Council) 

•  (Auckland Council) 

Overview 

Discussion focused on site area, light industrial activities. Regional significance emphasized job 

creation. 

Key Discussion Points 

• HW NDC pathway not an option for fast track here (private solution required). 

• Desire to work with HW holistic approach. 

• Regional significance is employment area and jobs. 

•  did an overview of the key SW management strategies outlined in the memorandum 

provided as part of the pre-app. 

• Sunfield is a 20 year project / This is a 15 year project.  Doesn’t necessarily need the 

infrastructure sorted in the next 6 months. 

Technical Issues (raised by ) 

• Papakura Stream catchment: private farm drains lack capacity for pre-development flows, 

due to geometry and lack of maintenance/weeds blocking conveyance. 

• Swale channel design must allow future maintenance (small diggers). 

• Downstream channels under private maintenance create operational risks. 

• HW has modelled entire catchment and has a catchment preferred wide solution similar to 

Awakeri wetlands, which would include our sites: large-scale public drain (funding 

challenges). 

• An IFA between developers was suggested to cover conveyance costs with Mill Road/NZTA 

designation integration. 

• Until funded, increased retention on site beyond pre-development flows would be required. 

• Similar issues in Taitaia catchment; need faster conveyance to main stream. 
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• Ardmore Airport SW design failed due to downstream blockage. 

• Weed growth and odor risks require robust RA setup for future maintenance. 

Catchment Modeling 

HW team advised that a hydrologic model underway to manage cumulative flows. First memo 

expected by Christmas for Alfriston area. Preference for all landowners to adopt HW catchment 

model. 

Long-Term Planning 

Council hui scheduled for 17 Feb on LTP and targeted rate via IFA.  

HW to share technical work and catchment data for substantive process. 

 



 

Meeting Notes: AC/AT Traffic Discussion 

 

Date: 5 December 2025 

Attendees:  

•  (Consultant Planner – Applicant) 

•  (Traffic Engineer – Applicant) 

• Daniel Nakhle (Applicant)  

•  (Consultant Planner – Auckland Transport) 

• Consultant Traffic Engineer – Auckland Transport)  

•  (Auckland Transport) 

•  (Consultant Planner – Auckland Council) 

•  (Auckland Council) 

Overview 

•  provided updated numbers and land area details. 

• Daniel emphasized the importance of job creation, noting a significant shortage in the area. 

• Discussion on leveraging proximity to the airport and anticipated growth along the Mill Road 

corridor. 

Transport Assessment 

• Current referral detail is not a full Integrated Transport Assessment (ITA); Terry will prepare a 

complete ITA as part of the substantive. 

• Effects have been modeled based on the highest GFA and without assuming upgrades from 

other projects. 

• Sunfield impacts remain uncertain; however, future effects have been considered. Sunfield 

likely requires larger intersection upgrades compared to this project. 

• Approach informed by traffic assessments from Ardmore and Sunfield reports. 

Intersection Upgrades 

•  provided an overview of required intersection improvements. 

Public Transport (PT) 

•  advised the need for a PT route through the site to support Clevedon’s future 

population growth. 

• A plan will be shared; to respond. 

• Alignment and future-proofing to be addressed during referral discussions. 

Integration with Airport 

• Existing consents lodged and progressing have been included in baseline modeling. 
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• Mitigation measures do not rely on completion of these upgrades. 

Walking & Cycling Connections 

• Initial considerations reviewed; final details to be confirmed. 

•  noted AT’s preference for provisions similar to PC69 Speeding Block. 

• T  confirmed this is under consideration but may not fully align with PC69, and 

would better align with Drury South Business Park which  were involved (for 

Council). 

Next Steps 

•  to provide updated numbers/areas and intersection upgrade plan. 

• AT to provide feedback within one week. 
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 Incorporates existing planned development stages 1-3 in Special 
Purpose Zone – Ardmore Zone 
 

The proposal seeks to provide further business land in the south of Auckland. 
Relevant 
Network 
Factors: 

Applicant advises that the project will be designed to be standalone with or 
without Mill Road Stage 2 or Sunfield Fast Track proposal progressing.  
Transport investigations have focused on what the Ardmore project itself 
requires and has not factored in Sunfield Fast Track as it is not approved. 
 
A large proportion of the development sits outside of the Special Purpose 
Zone – Ardmore Zone and is in the Rural – Mixed Rural Zone, outside of the 
Rural Urban Boundary and not included in a Future Urban Zone.  Therefore, 
the extent of effects on the transport network not currently anticipated in the 
planning framework requires robust consideration, particularly in conjunction 
with the adjacent Sunfield Fast Track proposal should this be approved. 
 
It will also need to be able to effectively integrate with Mill Road Stage 2 when 
that project proceeds. 

Propose
d Site 
Layout: 

 
 

Introduction 

Thank you for the opportunity to provide commentary on the pre-application for this fast track 
proposal.  The applicant has yet to lodge an application for referral, and only very high-level 
summary information on the proposal is available.  Accordingly, AT is not in a position to 
provide detailed feedback or confirm its overall position at this stage. 

It is acknowledged that if the proposal is accepted for referral and a substantive application 
follows, at that stage there will be a comprehensive ITA to consider.  
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AT has obtained feedback from the following specialists on initial issues/concerns, along with 
some guidance on key matters that would need to be addressed in a substantive 
application/ITA: 

 MetroBus/Public Transport Network Development 
 Road Safety Engineering 
 Traffic Engineering South 
 Transport Design 
 Strategic Development Partnerships 
 Spatial Planning Policy 
 Progressive Transport Solutions (external) - transport safety and operations 
 Wier Consulting (external) - stormwater relating to AT assets 
 Incite (external) – planning 

High Level Comments  

Specialists have all noted that there is not sufficient information available on which to provide 
any substantive comment at this stage. 

A key matter for this proposed development is that it proposes a major expansion of light 
industrial development beyond the existing zoned urban area and extent of the Special 
Purpose – Ardmore Airport Zone, effectively urbanising a large part of the Rural - Mixed Rural 
Zone.  This exceeds anticipated growth in either live urban zones or the Future Urban Zone 
and as such is not anticipated growth in the planning framework. This is proposed concurrently 
with the adjacent Sunfield Fast Track proposal to the immediate west, which also expands 
beyond live urban zones and the Future Urban Zone.  While acknowledging other unapproved 
Fast Track applications are not part of the existing environment at this stage, Sunfield has 
commenced hearings so it is envisaged there will be a decision by the time any substantive 
application for this proposal is considered. 

Further, NZTA has lodged a notice of requirement for Mill Road Stage 2 (Takaanini Section).  
The proposed designation footprint part crosses or otherwise adjoins the proposed application 
footprint.  While the Applicant advised that their development does not rely on the Mill Road 
project, AT considers it is essential that the development is able to properly integrate with it in 
the future.    

Public Transport Network/Active Networks 

Most of this development is within 5 to 7 kilometres of Takaanini Station.  This is a practical 
distance for a public transport service and biking from Takaanini Station. 

AT considers that in the next ten years that Clevedon Village could reach a population of 2,000.  
It currently has a population of 600 people.  Council / AT has a policy of providing public 
transport services to settlements of over 2,000 people (refer page 60 of the Regional Public 
Transport Plan 2023-2031).  Conceptually, AT envisages a future bus route that connects 
Clevedon Village via Ardmore to either Takaanini or Papakura station. For that to occur, it 
needs a stronger east west road connecting though the development area.  This should be 
considered in any masterplan/ITA.   

In any substantive application, the Applicant will need to outline what are going to be private 
roads (under Ardmore Airport control) and what will be public roads.  Understanding the 
proposed staging will assist AT in seeing how it can provide public transport services to the 
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development as the network is being built out.  It is difficult to serve cul-de-sac roads and 
roundabouts are generally a good solution for buses. 

Roads should also be bike friendly as this is a suitable cycle distance for nearby communities 
and Takaanini Station. 

If the Sunfield Fast Track application is approved, any bus routes will need to be properly 
integrated across both developments. 

 

Integrated Transport Assessment (ITA) Scope 

Due to the limited information available at this stage to comment on, much of the specialist 
feedback has focused on what information will be essential to consider in an ITA for AT to 
properly understand the effects of the proposal and form a position. 

 

Trip Rate and Distribution 

The Flow memo states that an overall trip rate of 0.26 trips per 100m2 is to be used for the 
assessment.  This is based on a warehousing trip rate.  The Tollemache memo provides a list 
of the anticipated activities which is more than just warehousing.  A more nuanced assessment 
of trip rates should be used for the assessment that takes into account the range of land uses. 

 

Future Environment 

It is understood that the assessment will exclude those projects that are not being 
constructed.  Should the Sunfield Fast Track application be approved, the Ardmore Business 
Park application will need to take that development into account.  Please note that AT did not 
accept the low trip rate assumed in the Sunfield Fast Track application and that a higher trip 
rate scenario was developed.  That should be taken into account in any assessment that 
includes Sunfield. 

The Mill Road Stage 2 (Takaanini Section) project has been lodged with Auckland 
Council.  The Notice of Requirement process is in progress.  Whilst there is no certainty as to 
when the project will be constructed, as the designation still needs to be confirmed and funding 
still needs to be secured, the Ardmore Business Park should take into consideration the 
potential effects of the project in terms of how it may affect access and trip distribution of traffic 
generated by the development, and the potential for changes to the overall distribution of traffic 
on the road network. 

 
The application should clearly set out how the development will work with the Mill Road Stage 
2 project, including where this affects access, such as the severance of Hamlin Road.    
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Scope of Assessment 

The scale of the development proposed is not anticipated in this area given the Rural – Mixed 
Rural Zoning of much of the land to be developed.  Therefore, the assessment of traffic effects 
should extend beyond the immediate surrounding area, including Porchester Road (from 
Subway Road to Alfriston Road), Alfriston Road / Stratford Road / Ranfurly Road intersection 
and Mill Road (from Airfield Road to Ranfurly Road), effects on connections to Great South 
Road over the railway line (e.g. Spartan Road, Manuroa Road, Taka Street and Walters Road 
and taking into account the proposed Takaanini Level Crossing project which includes grade 
separation and closure of some of these routes).  In addition, given that the development is 
intended to focus access to the south, then effects on routes through Papakura will also need 
to be considered. 

The upgrades listed in Section 3 of the Flow memo appear appropriate.  In addition to the 
upgrades listed, the Hamlin Road/Papakura-Clevedon Road intersection should also be 
included.  Other upgrades may be required on the wider network, which may be identified by 
the wider assessment. 

 
The assessment should consider the effects of the increased traffic, including heavy vehicle 
movements, on Ardmore School located on Papakura-Clevedon Road west of Burnside Road. 

 

Mill Road Stage (Takaanini Section) severs Hamlin Rd 

NZTA are not providing for a direct connection to Hamlin Rd.  The Applicant should assess 
how their site integrates with development west of Mill Rd (Takaanini Section) in the absence 
of this existing connection. This includes provision for active modes across Mill Road 
(Takaanini Section). 

 

High Traffic and Freight Volumes Concerns 

The Transport Overview memo states that the application (not including Sunfield 
development) will generate somewhere between 2,200 and 3,350 vehicle trips per hour. To 
put this into context, the current two-way hourly volume (8am-9am) on Great South Road is 
2,757 vehicles. Notwithstanding that an ITA is still not available, it appears on this initial 
analysis that without Mill Road South in place (south of the soon to commence northern 
section) or at least without significant network upgrades the existing network will not have the 
capacity to deal with the volumes proposed, noting that there is likely to be limited capacity on 
the three proposed Takaanini rail overbridges, connections to Great South Rd and the 
Takaanini Interchange even without this application going ahead. 

 

Interim strategic freight network upgrades in the absence of Mill Road (Takaanini 
Section) 

The proposed freight network to support this development in the absence of Mill Road 
(Takaanini Section) needs to be confirmed. AT does not support freight traffic using arterials 
that are heavily residential in nature including Walters Road, Airfield Road (urban section) and 
Clevedon Papakura Road (urban section).  
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Consideration should be given to Popes Road/Manuia Road (designated as an over dimension 
route) as a key east-west freight route. However, this route requires upgrades to enable this 
functionality. The Application should assess further upgrades to this route including 
intersection upgrades at Airfield/Mill, Popes/Mill, Popes/Porchester, Takaanini School/Popes, 
Takaanini School/Spartan, Spartan/Oakleigh intersections. Assessment of midblock sections 
is also required, including edge line widths. 

Consideration should also be given to Alfriston/Ardmore Road and Alfriston Road as another 
key freight route. This requires upgrades to enable this functionality, including intersection 
upgrades at Alfriston Rd/Alfriston Ardmore Rd, Mullins/Clevedon Takaanini Road. Assessment 
of midblocks is also required including edge line widths. 

 

Staging 

Details of how the development will be staged should be provided and this should be taken 
into account in the assessment, including the staging of any transport upgrades to support the 
development. 

 

Active Modes and Public Transport 

The development should consider how the active modes and public transport would be 
facilitated within and with connections to the wider transport network to provide means for 
future workers to be able to travel to the site from the surrounding residential 
neighbourhoods.  Should the Sunfield Fast Track application be approved, this would 
significantly increase the number of potential workers within the immediate vicinity of the 
proposed development. 

 

Urban frontage upgrades proposed 

Proposed urban frontage upgrades should be confirmed on the following roads: 

• Airfield Road 

• Mullins Rd 

• Clevedon Takaanini Rd 

• Burnside Rd 

• Papakura Clevedon Rd 

• Bullins Rd 

• Hamlin Rd 

• Harvard Lane (private) 

• Bristol Freighter Lane (private) 

• Dakota Lane (private) 



 

Memorandum 
 

7 
 

• McBride Lane (private) 

• De Havilland Lane (private) 

• Tiger Moth Lane (private) 

• Kitty Hawk Lane (private) 

• Starlet Lane (private) 

• Victa Lane (private) 

• Dauntless Lane (private) 

• Corsair Lane (private) 

 

Auckland Forecasting Centre 

Traffic modelling must include input from Auckland Forecasting Centre (AFC).  The Mill Road 
corridor should be incorporated into the traffic modelling and assessment. While the Flow 
summary report mentions Mill Road, level crossings, and Sunfield development, it does not 
assess their impact on network capacity.  The Mill Road corridor should be incorporated into 
the traffic modelling and assessment.  

 
Safety Assessment 

A safety assessment is required. The increased traffic volume could exacerbate safety issues. 
Assessment should include both the wider network and the directly adjoining roads. 

 

Ardmore Airport 

Whilst noting Ardmore Airport land is part of the proposal footprint, as regionally significant 
infrastructure effects on and off the airport operation should be included. 

 

Stormwater 

The Stormwater Report provided is very high-level, there is not a lot to comment on. 

In terms of the site itself, AT’s stormwater advisor notes that this is subject to extensive flood 
hazards. Below is an extract from Auckland Council Geomaps showing the new flood hazard 
layers that apply in relation to the Plan Change 120 changes to AUP Chapter E36.  

From AT’s perspective, much of the existing road network in this area is subject to significant 
flooding, with most existing rural roads inaccessible during an extreme event but also exposed 
to frequent flooding in small events as low as the 2-year ARI.  
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A comprehensive flood hazard assessment would be required to understand how the 
development proposes to manage flooding hazards whilst having no adverse effect on AT’s 
road network. 

In terms of stormwater assets, it is noted that the development proposes to retain any new 
stormwater infrastructure as private assets.  However, it is not clear how this would work if 
there are any public roads to vest in terms of road drainage assets. Clarity is required on this 
arrangement in due course to understand the impact to AT. 

 

Recommendations/ Advice 

As previously noted, there is very limited information to comment on at this stage. The focus 
of this advice as part of the pre application process is on key high-level issues and concerns, 
and the nature of information essential to be provided in a more substantive application should 
the matter be referred for fast track so that AT has sufficient information before it to form a 
view on the proposal, the extent of traffic effects and the scope of any mitigation. 

 
 

Important note to Auckland Council:  

The views expressed by AT specialists within a preapplication are the preliminary views, made in good 
faith, on the applicant’s proposal. Not all specialists may have reviewed this proposal, nor has any 
specialist conducted a precise review for design and standards compliance. We reserve the right to 
change and/or add to our comments in the future. The views stated in this document are to be taken as 
high level and used for guidance only.  



Attachment B: Watercare Letters re: Takanini Renewal Project 







Attachment C: WSL Correspondence 

 










