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DOC Commentary on Fast Track 

approvals and permissions 

identified:  

 

It is the applicant's responsibility to comply with the Fast-track Approvals Act 

(FTAA) and ensure that the necessary approvals are identified and all required 

information is provided as a part of the referral application.  Section 13(4) sets 

out the information to be included in a referral application. 

Wildlife Act Approvals  

WAA authorise acts that would otherwise be an offence under the Wildlife Act 

1953, including to: 

• Catch and handle wildlife onsite (including wildlife sampling and wildlife 

salvage) 

• Take samples from wildlife 

• Take or destroy the eggs of wildlife 

• Attach identification tags to wildlife 

• Mark, tag, or attach other scientific apparatus to wildlife 

• Catch and temporarily hold wildlife in captivity (less than 3 months) 

• Transfer captive wildlife from one holding facility to another holding 

facility 

• Kill wildlife 

• Hunt, disturb, kill or catch alive protected wildlife that are causing 

damage 

• Translocate wildlife 

If any of these activities are required for protected species, wildlife approvals for 

these activities in relation to that species will be required. 

DOC considers that adverse effects on conservation values, including 

indigenous biodiversity, that arise as a result of the project must be 

appropriately managed.  This is of particular importance where the species 

affected are Threatened or At-Risk and where those effects may be cumulative. 

Complex Freshwater Fisheries Activity Approvals 

DOC notes that there are likely to be streams and wetlands on the project site. 

There are records of Threatened and At-Risk freshwater species present at and 

in the vicinity of the site.  We also consider it probable that there are inanga 

spawning sites within the project area.  The applicant has not indicated the 

need to obtain Complex Freshwater Fisheries Activity approvals (CFFA).  The 

applicant should be aware of the approval requirements under the Freshwater 

Fisheries Regulations.  The information requirements for CFFA are specified in 

clause 3 of Schedule 9 of the FTAA. The project will need to address this 

information requirement if CFFA are applied for.  We recommend, if there is a 

possibility that a CFFA is required, that this is included in the referral application 

as it cannot be introduced as a new approval type into a substantive application 

if not included in a referral decision. 

The applicant should be aware that any instream structures will need to adhere 

to the New Zealand Fish Passage Guidelines | Earth Sciences New Zealand | 

NIWA. 

 



Treaty partners: 
In the time available, DOC has not carried out a process to identify Treaty 

partners with interests relevant to this site. 

DOC encourages the applicant to reach out directly with relevant Māori groups 

as required by section 11(b)(ii) of the FTAA. 

Treaty Settlement 

implications/considerations: 

In the time available, DOC has not carried out a process to identify Treaty 

settlement obligations specifically relevant to this site but notes for the applicant 

that this will form part of the section 18 report prepared by the Ministry for the 

Environment (MfE).  

Potential Resource Management 

Act (RMA) considerations and 

effects: 

Note: DOC’s role in relation to 

53(2)(m)(i) FTAA 

The pre-lodgement notification was primarily in relation to the wildlife approval 

being sought.  Some primary Resource Management Act (RMA) considerations 

for DOC include that relevant biodiversity and environmental effects are 

considered as part of the full and comprehensive Assessment of Environmental 

Effects (AEE) included in the substantive application, which should specifically 

address the management of any indigenous species and habitats onsite, 

including threatened plant species, and freshwater values including fishes, 

wetlands and streams. 

The AEE should include: 

• A clear description of all proposed activities and required approvals, 

including why each approval is required (what rule or standard is not 

met) and for each rule or standard that is met, a description of how this 

rule or standard is met 

• A summary of any mitigations proposed in expert reports 

• Proposed monitoring and adaptive management strategies, including 

ecological triggers and strategies for when triggers are tripped 

• An assessment against relevant plans and policies including the 

National Policy Statement for Indigenous Biodiversity and the National 

Policy Statement for Freshwater Management 

Conditions should be developed and presented to manage any effects on the 

above.  DOC would like to see draft conditions prior to the submission of the 

substantive application.  Further advice can be provided during any pre-

lodgement consultation on the substantive application. 

DOC Statutory Planning Document 

considerations in relation to site 

(e.g. CGP/CMS/CMP): 

The following Statutory Planning Documents are relevant to the project: 

• Conservation General Policy 2005 

• Auckland Conservation Management Strategy 2014 

The application is not inconsistent with the relevant statutory planning 

provisions.  However, consideration needs to be given to: 

• Conserving any threatened and at-risk species to ensure their 

persistence; 

• Protecting and restoring relevant indigenous ecosystems; 

• Protecting freshwater fish habitat and fish passage. 



Any specific information requests 

to applicant(s)/agent for pre-app 

engagement at this point:  

Should the application be referred, the applicant is encouraged to engage with 

DOC prior to lodging a substantive application.   

Surveys for any Threatened and At-Risk species, including indigenous flora, 

should be undertaken prior to the lodgement of the substantive application. 

The applicant should undertake a stocktake of any waterways, streams and 

wetlands onsite. 

Specific documents DOC would like to review prior to the lodgement of the 

substantive application include: 

• Assessment of Environmental Effects 

• Ecological report 

• Any wildlife management plans (including, but not limited to those 

required for any WAA) 

• Draft conditions 

• Offsetting and compensation plan (if required) 

The Ecological report should include: 

• Findings from surveys of existing ecology onsite, including surveys for 

any Threatened and At-Risk species, including indigenous flora and 

stocktake of any waterways, streams and wetlands onsite 

• Details of any proposed works within streams, wetlands or waterways 

(including enhancement activities) and how these activities are 

expected to impact any existing freshwater habitats onsite 

• Details of any proposed mitigations and how these will reduce any 

ecological impacts 

• For any unavoidable ecological impacts, a description of why they 

cannot be avoided and a reference to how they will be 

offset/compensated for 

It is noted that management plans should include (at a minimum) the following 

information: 

• Details of mitigation and minimisation strategies utilised to minimise 

impacts on wildlife and indigenous ecosystems 

• Any proposed exclusion periods (based on species present and any 

vulnerable periods for these species) 

• Salvage/relocation plans, including methodology and release locations 

(including at least one primary release location and one secondary 

release location) 

• Monitoring requirements and methodologies 

• Where no WAA is proposed, management plans should detail how 

impacts on indigenous species will be avoided such to comply with the 

requirements of the Wildlife Act (1953) 

Fish Management Plans should also include: 



• A Freshwater Monitoring Programme, including water quality, quantity, 

temperature, fish monitoring and habitat monitoring 

• A Baseflow Monitoring Programme, with the identification of 

limits/triggers and mitigations/remediation options should monitoring 

show reductions below triggers 

• Details on any proposed augmentation of stream flows 

If offsetting or compensation is proposed, an Offsetting and Compensation Plan 

should be provided.  This should include, at a minimum: 

• A description of ecological values where effects cannot be avoided 

• A description of any methods employed to minimise impacts on 

relevant ecological values in the first instance 

• Identification of specific proposed offsetting, including locations and 

timeframes 

• For any temporary or permanent loss of freshwater values, Stream 

Ecological Valuation and Environmental Compensation Ratios 

• Any proposed long-term pest management and how it will be funded 

and actualised 

Any further 

information/considerations: 

It is noted that the project site is near the West Coast North Island Marine 

Mammal Sanctuary.  The applicant should be aware of the impacts that the 

project may have on this area and seek to minimise these impacts to the 

greatest extent practicable. 

Additional Notes:  While DOC will assist applicants as much as we can when they engage in pre-

lodgement consultation, it is the applicant's responsibility to comply with the 

FTAA and ensure they have applied for all approvals they need. 

Guidance for applying for a wildlife approval under the FTAA can be viewed 

here: Guidance for applying for a wildlife approval 

DOC encourages the applicant to share draft substantive application 

documents, including proposed draft conditions, should the application be 

referred.  This enables DOC to provide feedback on how the draft documents 

align with the information requirements of the Act. 

Note that a panel will invite the statutory bodies listed in clause 4 of Schedule 7 

to comment on any wildlife approval as part of any substantive application 

(NZCA, conservation boards, Fish and Game Council, and Game Animal 

Council).  We encourage applicants to engage with these bodies in advance of 

lodging a substantive application. 

For clarity of use and easy reading, DOC recommends that the application 

documents clearly address each of the requirements in the relevant schedule of 

the FTAA, with a separate section for each required approval.  This enables the 

relevant authorities and the Panel to clearly understand the relevant issues for 

each approval 

 

 

















From: Hillary Johnston
To: Doug Fletcher
Cc: Carmel O"Sullivan; Martin Meyer
Subject: RE: PRR00044035 - Whangapouri Road, Karaka - pre app meeting agenda + draft civil eng report
Date: Wednesday, 3 June 2026 10:31:21 am
Attachments: image001.jpg
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Kia ora Doug, 

Thanks for arranging the pre-application meeting last week, are comments are included
as follows.

 
 
HWFR Referral Comments – Whangapouri Road (132 Whangapouri LP)
 
We understand that the proposed development will include approximately 912
residential lots, a 200-unit Retirement Village, a local centre and associated
infrastructure and servicing. Limited detail has been provided for review at this stage.
The Applicant’s Agents have presented the proposed development, masterplan, and
preliminary stormwater management strategy as part of pre-application engagement.
 
Authorisation
 
HWFR holds a Regionwide Network Discharge Consent (RWNDC) which authorises the
diversion into and discharge from public stormwater networks within the Auckland
Region. The RWNDC is only applicable to existing urban zoned land or land rezoned
urban through a Plan Change process. The proposed development is located within the
Rural - Mixed Rural and Rural - Rural Coastal zone and therefore will not be able to be
authorised under the RWNDC. 
 
HWFR remains available to work closely with the Applicant’s team and the regulatory
stormwater specialist in respect of any private diversion and discharge consent that
may be required.
 
 
Stormwater Management 
 
Preliminary information on stormwater management has been provided. Given the
nature and location of the development, flooding and hydrological effects on the
stream environments will likely be HWFR key area of concern for this application.
  
HWFR expects that a detailed stormwater assessment will be provided if the project
were to progress to demonstrate how the potential effects from the proposed
development on stormwater will be managed. The stormwater assessment is expected



to address, but would not be limited to:
Flood risk, floodplain impacts, and overland flow path management
Management of hydrological effects
Stream stability and erosion risk
Stormwater hydrology mitigation approaches
Asset ownership and maintenance responsibilities

 
Natural Hazards
 
During the pre-application process it was noted that although the proposed
development is located close to the coastal receiving environment, a model has been
developed by the Applicant’s Engineers. We understand that the purpose of the model
is to assess  any potential impacts and understand flood levels and flows such that
floor levels can be set appropriately. HWFR are happy to work closely with the
Applicant’s Agents on determining any effects of the proposed development and
expects that sufficient information will be provided to demonstrate that the proposed
works will not increase flooding to any properties, infrastructure, or the surrounding
environment and that floor levels within the proposed development will be set
appropriately. We would welcome the opportunity to review the model. Please be
advised that TP108 rainfall will shortly be revised.
 
Stream Erosion 
 
​We understand that active erosion is occurring in the Oiroa Creek and its tributaries.
The erosion potential of the streams (lateral and incision) needs to be understood so
that structures are designed with adequate setback and will not be undermined by an
eroding stream during their lifetime. 
 
Should the project progress further, a geomorphic assessment of the streams should
be provided. The assessment would need to include a stream design with reference to
an industry accepted stream design guidance and should include consideration of
grade control, bed protection, and toe protection to reduce or withstand high shear
stress. Widening the cross sectional area of flow may need to be considered to reduce
shear stresses to avoid excessive armouring and reduction of ecological values
associated with significant erosion protection if shear stresses remain high.  A planting
plan should also be developed with consideration given to species appropriate for
stream bank planting with consideration to shear stresses, bank stability, and
roughness to align with any hydraulic modelling and stream design. Any geomorphic
assessment should consider maximum probable development upstream plus climate
change (3.8 deg).
 
 



Asset Ownership
 
HWFR seek further information on the intended ownership of stormwater network and
management devices so that, if necessary, there is opportunity to comment on the
operation and maintenance requirements of the public stormwater system.
 
HWFR expects that if the project were to progress further information should be
provided on land, stormwater network, and management devices that may have the
potential to be vested to HWFR in future as public assets. It should be noted that HWFR
typically does not support the vesting of stream corridors or natural wetlands where the
stormwater function does not require public ownership and can be adequately secured
through private ownership with protective mechanisms. This is to avoid vesting of land
that would result in an ongoing financial maintenance burden to Council without
generating public land and infrastructure benefit. If the project were to progress, the
extent and location of any land proposed for vesting should be accompanied by
evidence that the land delivers essential stormwater function as well as wider public
benefit.
 
Summary
 
HWFR comments are limited to the area of expertise and not a comment on the overall
principle of the development . In summary it is noted that the proposed development
cannot be authorised under the RWNDC due to current zoning, and a private diversion
and discharge consent will be required.
 
Further assessment and information will be required to confirm the proposed
stormwater management approach and measures to manage effects on the receiving
environment, including stream erosion.
 
HWFR welcomes further engagement with the Applicant’s Agent if the proposal
progresses.
 
 
 
Hillary Johnston
Phone 09 301 0101 | Mobile 021 022 97245
Growth and Development | Te Tupuranga me ngā Whanaketanga
Healthy Waters and Flood Resilience | Te wāhanga mō ngā Wai Ora me te
Manawaroa ā-Waipuke
Auckland Council I Private Bag 92300 I Auckland 1142
Visit our website www.aucklandcouncil.govt.nz
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To: Doug Fletcher | Principal Project Lead – Premium Unit (AC) 
Planning & Resource Consents 
Auckland Council 

From: Chris Horne - Consultant Planner, Auckland Transport 

Date: 3/06/2026 

Subject: PRR00044035: 132 Whangapouri Road pre-application meeting for referral 

Has a meeting 
occurred: 

Yes☒     No ☐ 

When did the 
meeting occur: 

28 May 2026 
 
Attendees: 
 
Council team 

1. Doug Fletcher: Principal Project Lead, Premium Consents, Auckland 
Council  

2. Paul Schischka: Consultant Traffic Engineer for Auckland Transport 
3. Chris Horne: Consultant Planner for Auckland Transport 
4. Chris Freke: Principal Planner for Auckland Transport 
5. Kevin Wong-Toi: Principal Planner for Auckland Transport 
6. Roja Tafaroji: Senior Parks Planner, Auckland Council 
7. Carmel O'Sullivan: Senior Healthy Waters Specialist, Auckland Council. 
8. Hillary Johnston: Consultant Stormwater / Healthy Waters specialists, 

for Auckland Council 
9. Tim Matthews: Senior Planner, Major Developments, Watercare 

Services Ltd 
10. Maria Baring: Development Engineer, Project Manager, Auckland 

Council 
 
Applicant team 

1. Sean Park: Commercial and Development Manager, Bei Group 
(Applicant representative)  

2. Rebecca Sanders: Senior Associate (planner), from Barkers and 
Associates (Applicant team) 

3. Nick Roberts: Managing Director, from Barkers and Associates 
(Applicant team) 

4. Michael Kibblewhite: Urban Design specialist, from Barkers and 
Associates (Applicant team) 

5. Philip Kelsey: Consultant Geohydrologist / Groundwater Specialists 
(Applicant team) 

6. Patrick O'Riordan: Wastewater Specialists from GWE (Applicant team) 
7. Daryl Hughes: Traffic Specialist (Applicant team) 
8. Toby Mandeno: Principal at Maven – project management and 

engineering (for Applicant team) – covered stormwater matters. 
Contributed to engineering matters. 

Site Address: 132 Whangapouri Road, Karaka 

Context The Applicant is preparing a referral application under the Fast-Track Approvals 
Act 2024 (FTAA) for approximately 1,100 residential dwellings (916 residential 
lots and 200 retirement village villas), including community facilities and a 
neighbourhood centre at the site. A pre-application meeting with Auckland 
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Council was requested by the Applicant to help inform its work prior to 
lodgement of the referral application.   
 
Auckland Transport has had the opportunity to review limited draft materials 
relevant to transport matters including: 
 

• Draft master plan  

• Draft civil engineering report including draft road typology cross sections 
 
Accordingly, comments at this stage are restricted to high-level matters and 
observations, and a more detailed look at the referral application documents will 
occur in due course. 

 

State Highway 22 Corridor 

The main road corridor serving this development is State Highway 22 (SH 22), which comes under New 

Zealand Transport Agency (NZTA) jurisdiction.  Accordingly, we envisage that NZTA will take a strong 

interest in any corridor capacity issues, road frontage integration (taking into account the extent of 

existing NZTA designations) and treatment of any connections to SH 22.  

Auckland Transport (AT) notes that this route may ultimately revert to Auckland Council control in the 

long term once its alternative, the NZTA designated Pukekohe arterials, are constructed.  Accordingly, 

Auckland Council/Auckland Transport retain an interest in ensuring the development appropriate 

integration with the current SH22 corridor. 

The project design should provide provision for access to adjoining properties to avoid any future cul-

de-sacs and JOALs requiring direct access to SH 22. 

Development Layout 

The Applicant should refer to Council’s Code of Practice to Land Development and Subdivision Chapter 
3 Transport and AT’s Transport Design Manual (TDM) for information on design 
requirements.   Documents of particular use are: 
 

a. AT’s Engineering Design Code Urban and Rural Roadway Design – for vehicle tracking and 
geometric requirements 

b. AT’s Engineering Design Code Cycling Infrastructure – for cycleway widths and other 
requirements 

c. AT’s Engineering Design Footpaths and the Public Realm – for footpath and berm 
requirements. 

 

The most likely route for a future bus service is the north-south road between the SH 22 roundabout 
and the local centre and the east-west road between the local centre and Oira Road.   These should be 
designed as collector roads with intersections designed for bus tracking.  Vehicle crossings and on-
street parking on bus routes should be minimised.  Separate cycling facilities should be provided. 
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Crossroads should be designed as roundabouts (raised intersection treatments may also be acceptable 

in some contexts).   At local-local cross-roads a fully traversable mini-roundabout can be used.  At 

collector-collector intersections a compact roundabout with a traversable apron is appropriate.  

Some of the intersections on the master plan are close to horizontal curves and this could result in 

problems with driver sight distances.   The Applicant should check this before progressing further with 

the design. 

Road terminations should include turning heads. 

There are some lots on Whangapouri Road which have road frontages on both sides of the lot.  At the 

meeting the Applicant showed a landscaping strip on the Whangapouri Road frontage.  This concept 

is generally supported, but more information is needed on this strip and who will own and maintain it. 

The escarpment on the eastern edge of the site limits opportunities for future connectivity to the 

Future Urban Zone (FUZ) land to the east.  We recommend that this is covered in more detail in any 

substantive application.  

Connection to Oira Road 

A connection to Oira Rd via the unformed paper road is supported to reduce pressure on SH 22 and 

provide more opportunity for active modes to use a local road network.  The Applicant should confirm 

if this this is intended to be part of the initial stage of development, or if there is a trigger before this 

connection would be provided. 

The cross-section of the road should include active modes. The road reserve is only approximately 

19.5m wide so this may only be an interim one which might need to be expanded /upgraded by others 

as FUZ land develops 

A concept for the intersection treatment with Oira Road is requested.  It does not line up with the live 

zoned precinct and expected east-west collectors to Jesmond Road and hence will be right turns to get 

to or from these.  This may require a compact roundabout within the available road reserve.  Oria Road 

will be widened in the future as the area urbanises so this may be an interim solution  

Whangapouri Road 

The Applicant indicted at the meeting that the intent is to leave Whangapouri Road in its current state 

with no property access to the development. However, the draft master plan shows there are a 

number of road connections to it, and an assessment of traffic and the ability of the road (including 

pavement) to accommodate this would be warranted.  There may be options to provide for such access 

but not physically connect immediately if there are issues with the ability of the road to serve the 

development. 

Oira Road 

Oira Road is a narrow rural road with no shoulders.  Much of the adjoining land is FUZ land and not yet 

live zoned for development. More information on the suitability of Oria Road for increased traffic 

volumes from the proposed connection from the development, and any proposed/necessary 

upgrading if not provided by others should be provided. 
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Active Modes 

Bi-directional cycle ways as proposed on the main collector road is potentially an acceptable solution 

provided it is supported by design and access management (drivers exiting properties don’t always 

look both ways). The road cross section and use of cycleways at the neighbourhood centre but will 

need careful design to ensure safety of cyclists is achieved. 

A separate cycle way may also be needed on the SH-22 frontage, particularly noting that there is no 

internal road network access to Jesmond Road where a future designated secondary school is located. 

Waste Water Plant Trucking of Biosolids 

Pavements on roads to the proposed treatment plant will need to be able to accommodate anticipated 

heavy vehicles.  There may need to be rules applying to the routes that can be used for this purpose, 

and not via Whangapouri Road unless its pavement is strengthened.  Truck tracking drawings for the 

largest truck which is needed to service the treatment plant should be provided with the substantive 

application. 

Stormwater 

AT noted at the meeting that small treatment devices such as rain gardens in road reserve are not 

favoured due to maintenance and all of life costs, and off-road communal facilities for stormwater are 

preferred.  It is understood that the intent of the Applicant to provide communal treatment devices. 

 

 

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.  

 














