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To: 
 

167 Te Aute Road, Havelock North 4130 
 
 

From: 
 

General Manager / Senior Development Manager, CDL 

W-REF: P25-496 
July 2026 

 

MIDDLE ROAD PROJECT – HAVELOCK NORTH 

I am writing to provide you with an update on the proposed Middle Road Project at 92, 108 and 148 
Middle Road and 139 Te Aute Road, Havelock North (refer to Figure 1). 

On 23 June 2026, the Minister for Infrastructure accepted the Middle Road Project for referral under the 
Fast-track Approvals Act 2024. This enables CDL to progress the Project through the Fast-track approvals 
process. 

CDL is currently preparing a substantive application under the Fast-track Approvals Act 2024 to subdivide 
the land and enable approximately 318 new homes to be developed across approximately 30.3 hectares 
(the 'Middle Road Project'). 

As an adjoining landowner to the Middle Road Project, we wanted to provide you with information about 
the Project, as well as specific information relating to the interface between the proposed development 
and your property. The Project team has given careful consideration to how the development responds 
to adjoining properties, including matters such as privacy, outlook, landscaping, access, and the transition 
between urban and rural environments. 

This letter therefore includes both an overview of the proposed development and a summary of the 
design measures proposed along your property boundary. We would welcome the opportunity to discuss 
these with you, answer any questions you may have, and ensure you are comfortable with the proposed 
interface. If, having considered the information provided, you are supportive of the Project, we would 
also appreciate your written support for the substantive application. 

 

Figure 1: 92, 108 and 148 Middle Road and 139 Te Aute Road - Middle Road Project Location 
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Middle Road Project Details 

The plan included with this letter shows the current draft subdivision layout for the Middle Road Project. 
The key features and characteristics of the proposed development are described below. 

Lot Sizes and Housing Types 

The proposal will provide a range of lot sizes and housing opportunities. The majority of the development 
comprises conventional residential lots of 400 m² or greater, with many lots exceeding 600 m². A small 
number of lots will be developed to Medium Density Residential standards and are less than 400 m² in 
area. These lots are generally located in small clusters within the centre of the development and adjacent 
to key open space and reserve areas. 

New homes are expected to be generally consistent with the scale and character of surrounding 
residential development in Havelock North, with development controls based on the General Residential 
Zone and Medium Density Residential Zone standards. 

Traffic and Access 

A new internal road network will be constructed to provide access to the proposed residential lots and to 
connect the development with Middle Road and Te Aute Road. The road network is expected to include a 
main east-west spine road, local roads and upgraded road frontages. The design will be progressed in 
accordance with Hastings District Council engineering requirements. 

A transportation engineer is assisting with the design of the road layout, intersections, walking and 
cycling connections, and public transport opportunities. The proposal includes pedestrian and cycling 
links through the development, connections to open space areas, and upgrades to the site frontages on 
Middle Road and Te Aute Road to help integrate the development with the wider Havelock North 
transport network. 

Temporary Construction Works 

The construction period will require earthmoving equipment, truck movements and other heavy 
machinery. Construction effects will be managed through appropriate management plans, including a 
Construction Environmental Management Plan, Construction Traffic Management Plan, Erosion and 
Sediment Control Plan, Dust Management Plan, and Construction Noise and Vibration Management Plan. 

These management plans will identify measures to manage temporary construction effects such as 
construction traffic, erosion and sediment control, dust, noise and vibration, and contractor 
communication. Neighbours will be provided with contact details for the site contractor should they have 
any queries or concerns during site works. 

Landscaping and Open Space 

A landscape and open space network is being developed for the subdivision. This will include street trees, 
planting within open space areas, stormwater dry basins, pedestrian and cycling links, and enhancement 
planting associated with the Herehere Stream corridor. The intention is to integrate the development 
with the surrounding area and provide a high-quality residential neighbourhood environment. 

The design will also consider interfaces with adjoining properties. This may include fencing, planting and 
other interface treatments where appropriate to manage privacy, outlook, screening and reverse 
sensitivity effects. 
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Stormwater and Infrastructure Services 

Stormwater management is a key part of the Middle Road Project. The site currently contains low-lying 
land and open drainage systems, and the design is being developed to manage flood risk, stormwater 
quantity and stormwater quality. The proposed stormwater approach includes pipes, swales, overland 
flow paths and dry detention basins integrated with open space areas. 

Stormwater from the development is proposed to be managed on site before being discharged to the 
Herehere Stream and Gilpin Drain / Karamū Stream catchment, subject to detailed design and regional 
consent requirements. The stormwater system will be designed to manage runoff from the new urban 
development, provide water quality treatment, and avoid or mitigate upstream and downstream flooding 
effects. 

The new homes will be serviced by the existing water and wastewater services with supporting new 
infrastructure proposed to tie in to the existing network. 

How the Middle Road Project Has Been Designed to Interface with Your Property 

Your property sits along the southern edge of the Middle Road Project, and careful thought has been 
given to how the proposed development will relate to your land. In particular, the design has sought to 
provide a soft transition between the proposed residential neighbourhood and the existing rural 
environment, while preserving flexibility should future development of your property ever be considered. 

Residential lots are proposed along most of the shared boundary. These lots are all over 400 m² and are 
anticipated to be developed in accordance with the General Residential Zone standards. This will provide 
a more spacious residential edge along the common boundary. 

An existing drain runs along this boundary and has been retained within the design. The proposed 
residential lots have been set back from the drain to maintain ongoing access for inspection and 
maintenance. 

Along the residential boundary, a 1.2 metre high post and rail fence is proposed, with hedge planting 
located behind the fence. This will provide a softer boundary treatment and help create a gradual 
transition between the two properties. 

A stormwater reserve is proposed along part of the shared boundary. A post and wire stock-proof fence 
will be provided along this section, maintaining an open rural-style edge between the reserve and your 
land. 

The road layout has also been designed to allow for a future connection into your property, should the 
land be developed in the future. This preserves flexibility for the long-term use of your land and avoids 
creating a permanent barrier between the two sites. 

The Fast-track Application Process 

The Middle Road Project will be lodged with the Environmental Protection Agency (EPA) and will be 
processed under the Fast-track approvals process. The Fast-track process assists with the delivery of 
infrastructure and development projects that can have significant regional (and national) benefits – such 
as the Middle Road Project.  

The Panel will consider the effects of the Project and may find it helpful to understand any comments or 
concerns from neighbouring landowners and occupiers. When the application is lodged, the independent 
panel assessing the application will invite further comments from the owners and occupiers of land that 
they consider to be potentially affected by the proposal. 

For more information on Fast-Track Approvals Act please refer to www.fasttrack.govt.nz. 
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Next Steps 

The Project team will continue refining the design and completing the technical assessments required to 
support the substantive application. Feedback received during this consultation process will be 
considered alongside the technical assessments and, where appropriate, incorporated into the Project or 
addressed through proposed conditions of consent. 

When the design is completed and has been assessed by all the technical experts, the application will be 
lodged with the EPA. We intend to lodge the substantive application for the Middle Road in early 
September 2026. 

Feedback and Request for Written Support 

If you are comfortable doing so, CDL would appreciate your written support for the Middle Road Project 
and the lodgement of the substantive application under the Fast-track Approvals Act 2024. Providing 
written support is entirely voluntary. 

A written support section has been included at the end of this letter for you to complete. Once signed, 
this can be returned by email to MiddleRoad@woods.co.nz or directly to cdli.co.nz. 

Thank you for your time reviewing the Middle Road Project information. We look forward to hearing from 
you. 

Ngā mihi nui / Kind regards, 

 

 

 

  

CDL Land New Zealand Limited 

General Manager/Senior Development Manager 
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MIDDLE ROAD PROJECT – WRITTEN SUPPORT 

 

I/We, ______________________________________________ 
(full name of landowner(s)) 

 

of __________________________________________________ 
(property address) 

 

confirm that, based on the information provided, I/we support the proposed Middle Road Project and the 
lodgement of the substantive application under the Fast-track Approvals Act 2024. 

 

Signature(s): _______________________________________ 

 

Date: _____________________________________________ 

 

Contact details (optional): __________________________ 

 

 



















From:
To: Middle Road
Subject: Fw: CDL middle road fast track neighbour meeting
Date: Friday, 31 July 2026 12:30:21 pm
Attachments: image.png

General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M 027 801 2065 | T +64 9 353 5014 | E cdli.co.nz

 

From:  < cdli.co.nz>
Sent: Wednesday, July 29, 2026 12:36 PM
To: @gmail.com>
Subject: CDL middle road fast track neighbour meeting

Hi  

As promised please find below a summary of what was discussed regarding the boundary interface. 

Yellow portion below (first 4 lots) to be standard 1.8m high timber fencing to create privacy
between you house and the new properties. 
Pink portion, happy with lower 1.2m plus more farm style fence on the condition that it needs
to be Dog Proof. This fence will be somewhat offset from the boundary 
If your property was to be ever developed in future for residential development then all
boundary fencing should have the option of returning to standard 1.8m timber fence or
similar.  
This wasn't discussed be we can also put a no complaints covenant on these boundary lots
regarding farming/rural activities continuing etc. 

If you have any questions of would like to add anything to the above please let me know. 

Thanks



General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M 027 801 2065 | T +64 9 353 5014 | E cdli.co.nz

 

Confidentiality caution & disclaimer

The information contained in this message is confidential and may also be privileged. It is intended only for
the addressee(s) named above. The unauthorised use, disclosure, copying or alteration of this message is
strictly prohibited. If you are not the addressee (or responsible for delivery of the message to the
addressee), please notify the originator immediately by return message and destroy the original message.
This message and any attachments have been scanned for viruses prior to leaving the originator's network.
The originator does not guarantee the security of this message and will not be held responsible for any
damages arising from any alteration of this message by a third party or as a result of any virus being passed
on.



From:
To: Middle Road
Subject: Fw: Middle Road Neighbour Consultation - CDL
Date: Thursday, 17 September 2026 3:18:10 pm

General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M 027 801 2065 | T +64 9 353 5014 | E cdli.co.nz

 

From: @gmail.com>
Sent: Thursday, September 17, 2026 3:03 PM
To:  < cdli.co.nz>
Subject: Re: Middle Road Neighbour Consultation - CDL

[CAUTION: This is an external email from karenfdear@gmail.com. Please exercise with care.]

Thank you for your correspondence, I am happy with the outlined proposals we discussed.
Regards,

Sent from my iPhone

On 17 Sep 2026, at 1:55 PM,  < cdli.co.nz> wrote:

Good Afternoon , 

I am just following up on the below email as a courtesy as we plan to lodge our
Fast Track Application in the first week of October.

If you have any additional comments (or are happy) with CDL's proposal
regarding fencing, or the farmdrain/easement outlined below and would like
these comments included within our application can you please let me know
as soon as possible.

Please note you will have another formal chance to provide comments once
the Fast Track has been lodged. 

As always any questions please let me know. 

Cheers



General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M 027 801 2065 | T +64 9 353 5014 | E cdli.co.nz

 

From:  < cdli.co.nz>
Sent: Friday, August 28, 2026 1:02 PM
To: @gmail.com>
Subject: Middle Road Neighbour Consultation - CDL

Good Afternoon , 

Following our meeting a couple of weeks ago Woods (our engineering consultants)
have updated the boundary interface plans to accommodate some of your
comments. 

 
A summary is below including further information on existing channel drain
that straddles the boundary and how this is to be treated. 

Updated interface design in response to your feedback

 
Larger lots and boundary fencing: All residential lots adjoining
your property will exceed 600 m² and will be developed in
accordance with the General Residential Zone standards. We have
heard your feedback about the importance of ensuring dogs from
the proposed residential lots cannot access your property and pose
a risk to animals grazing on your land. The boundary fencing has
therefore been designed to provide a fully enclosed barrier between
the residential lots and your property. A 1.8-metre-high close-
boarded timber fence is proposed beside Lots 1–4, with a 1.8-
metre-high wire mesh fence beside Lots 5–9. The wire mesh fencing
will prevent dogs from accessing your property while providing a
more open and less visually dominant treatment along the rural–
residential interface. A post-and-wire stock-proof fence will be
provided beside the stormwater reserve. As per outlined in the
plans we are open to changing this in future with your agreement to
get the best outcome. 

 

Farm drain and easement: The existing farm drain is located within
your property and currently collects stormwater from your land,



with flows naturally continuing towards the Middle Road site. As the
Middle Road development will raise the adjoining land, we need to
ensure these existing flows continue to be safely accommodated
without entering the proposed residential lots. To achieve this, the
existing drain will be slightly widened within CDL's landholding
where required, providing sufficient capacity to contain the
stormwater flows from your property.

 

Along Lots 5–9, the boundary fencing will be set back within the
residential lots, leaving the extended drain outside the fenced
residential areas and accessible from your property. An easement
will be established over this part of the drain in favour of your
property, allowing for ongoing access for inspection, maintenance
and repair of the drain if needed. In practice, we expect the
maintenance requirements to be limited and generally consistent
with maintaining the existing drain on your property.

 

This arrangement is intended to remain in place while your property
continues in its current rural use. If your property is developed for
urban purposes in the future, the existing drainage arrangement is
likely to be replaced as part of that development. At that point, if the
drain is no longer required, the easement can be cancelled and the
fencing relocated to the legal boundary.

 

Future connection: The road layout continues to provide for a
possible future connection into your property, preserving flexibility
should you wish to consider development of the land in the future.

 

If you have any questions regarding the above, please get in touch.

 

Otherwise, we would welcome any additional comments (or written
approval) that what are proposing for this boundary interface is
acceptable (or not) and we will include this as part of our upcoming Fast
Track Application. 
 
Thanks



General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M 027 801 2065 | T +64 9 353 5014 | E cdli.co.nz

 
 

 

Confidentiality caution & disclaimer

The information contained in this message is confidential and may also be privileged. It
is intended only for the addressee(s) named above. The unauthorised use, disclosure,
copying or alteration of this message is strictly prohibited. If you are not the addressee
(or responsible for delivery of the message to the addressee), please notify the
originator immediately by return message and destroy the original message. This
message and any attachments have been scanned for viruses prior to leaving the
originator's network. The originator does not guarantee the security of this message
and will not be held responsible for any damages arising from any alteration of this
message by a third party or as a result of any virus being passed on.

Confidentiality caution & disclaimer

The information contained in this message is confidential and may also be
privileged. It is intended only for the addressee(s) named above. The unauthorised
use, disclosure, copying or alteration of this message is strictly prohibited. If you are
not the addressee (or responsible for delivery of the message to the addressee),
please notify the originator immediately by return message and destroy the original
message. This message and any attachments have been scanned for viruses prior
to leaving the originator's network. The originator does not guarantee the security of
this message and will not be held responsible for any damages arising from any
alteration of this message by a third party or as a result of any virus being passed
on.

Confidentiality caution & disclaimer



The information contained in this message is confidential and may also be privileged. It is
intended only for the addressee(s) named above. The unauthorised use, disclosure, copying or
alteration of this message is strictly prohibited. If you are not the addressee (or responsible for
delivery of the message to the addressee), please notify the originator immediately by return
message and destroy the original message. This message and any attachments have been
scanned for viruses prior to leaving the originator's network. The originator does not guarantee the
security of this message and will not be held responsible for any damages arising from any
alteration of this message by a third party or as a result of any virus being passed on.





















From:
To: Middle Road
Subject: Fw: Middle Road Neighbour Consultation - CDL
Date: Thursday, 17 September 2026 3:18:10 pm

General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M 027 801 2065 | T +64 9 353 5014 | E @cdli.co.nz

 

From: @gmail.com>
Sent: Thursday, September 17, 2026 3:03 PM
To: @cdli.co.nz>
Subject: Re: Middle Road Neighbour Consultation - CDL

[CAUTION: This is an external email from @gmail.com. Please exercise with care.]

Thank you for your correspondence, I am happy with the outlined proposals we discussed.
Regards,

Sent from my iPhone

On 17 Sep 2026, at 1:55 PM, @cdli.co.nz> wrote:

Good Afternoon , 

I am just following up on the below email as a courtesy as we plan to lodge our
Fast Track Application in the first week of October.

If you have any additional comments (or are happy) with CDL's proposal
regarding fencing, or the farmdrain/easement outlined below and would like
these comments included within our application can you please let me know
as soon as possible.

Please note you will have another formal chance to provide comments once
the Fast Track has been lodged. 

As always any questions please let me know. 

Cheers











































































 
 

 
 

 
31 

 

• Importance of protecting aquifer function and maintaining natural hydrological 
systems. 

Mana whenua representatives noted the need to engage further with kaumātua and marae 
members before providing more detailed feedback and recommended that a CVA be 
prepared to inform the Project. CDL has committed to progressing this workstream and 
maintaining ongoing engagement with TPW and associated hapū. 

Copies of engagement with NKII are included in Attachment 4. 
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• Civil Infrastructure Drawings, authored by Woods & Partners Consultants Ltd and dated 
06/03/2026. 

• Infrastructure Report; Middle Road – Fast-track Referral Application, authored by Woods 
& Partners Consultants Ltd and dated 10/03/2026. 

• Middle Road Fast Track Application; Ecology Report Prepared for CDL, authored by Boffa 
Miskell and dated 11 March 2026 

• Preliminary Geotechnical Assessment Report, authored by CMW Geosciences and dated 
09/03/2026. 

• Stormwater Report; Middle Road – Fast-track Referral Application, authored by Woods & 
Partners Consultants Ltd and dated 09/03/2026. 

• Memorandum Contamination Status of 80, 84, 82, 108, 148 Middle Road and 139 Te Aute 
Road, authored by AG First (no date). 

• Middle Road Project Fast Track Referral – Transport Overview, authored by Flow 
Transportation Specialists and dated 10/03/2026. 

• Middle Road Havelock North; Urban Design Statement, authored by Urban acumen and 
dated March 2026. 

• Water Supply Report; Middle Road – Fast-track Referral Application, authored by Woods 
& Partners Consultants Ltd and dated 11/03/2026. 

• Wastewater Report; Middle Road – Fast-track Referral Application, authored by Woods & 
Partners Consultants Ltd and dated 11/03/2026. 

 
1.4. Documents provided to HBRC for information purposes: 

• Middle Road: archaeological assessment, authored by  of CFG 
Heritage Ltd and dated 10/03/2026. 

• Productive Capacity Assessment: 92, 108, 148 Middle Road and 139 Te Aute Road, 
authored by AG First and dated 11 March 2026. 

 
 
2. Potential Regional Consents Required: 
From the information provided, HBRC considers the following consents may be required in 
accordance with the following rules. 
 
Requirements under Section 9 of the RMA – (Land use consents) 
- Land use consent - for structures (e.g. stormwater outlet device(s)) in proximity to water 

bodies within a drainage or flood scheme area (RRMP Rule 71). 
- Land use consent - for vegetation clearance and soil disturbance (RRMP Rule 8). 
- Land use consent - for native vegetation clearance in proximity to a water body (RRMP 

Rule 8 as a result of TANK amendment to RRMP Rule 7). 
 
Requirements under Section 14 of the RMA – (Water consents) 
- Water permit - to take and use water from impounded water during construction (TANK 

Rule 15 and RRMP Rule 55). 
- Water permit - for the diversion of open drain(s) (RRMP Rule 59). 
 
Requirements under s15 of the RMA (Discharge consent) 
- Discharge permit - for diversion and discharge of stormwater (TANK Rule 22, 23 and/or 

25). 
- Discharge permit - for discharge to surface water (RRMP Rule 52), if required. 
- Discharge permit for discharge of contaminants to land not complying with Rule 48(c) of 

the RRMP (RRMP Rule 52), if required. See comment below. 
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3. Advice/Feedback/Notes: 
3.1. Planning, Consents and Policy 
HBRC was provided with a draft Productive Capacity Assessment (referenced above) for 
information purposes. HBRC was unable to provide feedback on this matter as part of this initial 
feedback but will instead provide comment at time of request made during the referral process 
(as it is understood the referral application is intended to be lodged in the near future. 
  
The following feedback is provided in relation to the following Consent Planning matters: 
Stormwater, Contaminated Land, Wastewater and Reverse Sensitivity. 
 

Stormwater: 
From a policy planning perspective, the site is situated over the Heretaunga Plains 
confined aquifer and to be consistent with groundwater quality objectives and policies 
(RRMP OBJ 42 and Pol 75) of the Regional Resource Management Plan, there should be 
no degradation of existing groundwater quality. In addition, the Proposed Plan Change 9 
(TANK) has additional objectives and policies for management of stormwater. Although 
the Proposed Plan Change is not yet operative and is subject to appeal to the Environment 
Court, it has progressed through the statutory plan making process. As such, it is 
considered appropriate to afford the relevant objectives and polices moderate weight in 
assessment.  POL TANK 28 provides direction for applications to divert and discharge 
stormwater to mitigate adverse effects of stormwater quality and quantity on aquatic 
ecosystems and community well-being while POL TANK 29 provides management of 
contamination sources.  
 
It is understood that the proposed dry basin(s) are to be designed at a later stage when 
more detailed site investigations have been undertaken. If the project is successful with 
its referral application, prior to substantive application all stormwater devices and 
measures should be designed and should demonstrate how they will help to avoid 
degradation of existing groundwater quality in accordance with the above policies. 
 
Regarding stormwater quality, at a high level HBRC supportive of treatment themes 
proposed for stormwater quality. Particularly, utilisation of devices aimed at providing at 
least 75% TSS removal through treatment train approach and the dry basin to reduce 
water temperature. 
 
Contaminated land: 
There is limited detail in the contaminated land memorandum summarising the 
investigations and assessments previously undertaken at the site on the proposed 
management of any contaminated material. If this project is successful through the 
referral process, it is expected that more detailed information will be provided as part of 
a substantive application detailing the proposed management of contaminated material 
and the potential effects of proposed contamination remediation on freshwater quality 
and aquatic ecology (i.e. not solely  in relation to human health).  
 
Furthermore, without seeing the reports referenced in the contaminated land 
memorandum, it is not yet clear to HBRC whether or not a consent is needed from HBRC 
for increasing concentration of any hazardous substances or pathogenic organisms on or 
in any land at the site (see RRMP Rule 48(c)) i.e. mixing of lesser/uncontaminated soils 
across the site for remediation actions, if required. This matter is not expected to affect a 
referral application, however, if the project were successful, further detail on this matter 
would be required to determine appropriate measures at time of substantive application. 
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Wastewater: 
HBRC supportive of the approach that all new dwellings and activities be connected 
HDC’s reticulated wastewater network so that no onsite wastewater discharges to land 
are proposed.  
 
Reverse Sensitivity: 
As it is understood the project is for consent to subdivide rural production land into 
residential style development and lots. Despite this not being a formal ‘rezoning for urban 
development’, Policy UD12 of the Regional Resource Management Plan (RRMP) remains 
relevant to this situation. Typically, Policy UD12 gives directions to Territorial Authorities 
for rezoning land for urban development that requires avoidance, remediation or 
mitigation of reverse sensitivity effects arising from the location of conflicting land use 
activities. Therefore, in the first instance, we direct parties to seek advice from the 
Territorial authorities in relation to reverse sensitivity. 
 
Similarly, POL 5 Role of Non-Regulatory Methods and POL 6 Future Land Use Conflicts 
state: 
 
POL 5: “To use non-regulatory methods as set out in Chapter 4, in particular liaison with 
territorial authorities, as the primary means of preventing or resolving problems arising 
from incompatible land use activities and implementing the problem-solving approaches 
set out below.” 
 
POL 6: “To recognise that the future establishment of potentially conflicting land use 
activities adjacent to, or within the vicinity of each other is appropriate provided no 
existing land use activity (which adopts the best practicable option or is otherwise 
environmentally sound1) is restricted or compromised.  This will be primarily achieved 
through liaison with territorial authorities and the use of mechanisms available to 
territorial authorities, which recognise and protect the ongoing functioning and operation 
of those existing activities.” 
 
Other than measures the territorial authority recommends, HBRC would be supportive of 
suitable buffers, setbacks and separation distances from conflicting land uses as a 
means for addressing reverse sensitivity effects. But noting that where spray drift, dust, 
smoke and odour may occur, additional measures may be necessary where there no 
currently existing mitigation measures.  

 
3.2. Engineering/Stormwater/Flooding 

 
As mentioned previously over a phone conversation, HBRC’s Senior Design Engineer has not had 
sufficient time to provide feedback on the draft stormwater report referenced above and will 
provide feedback in due course separate to this memo. 
 
3.3. Regional Land Transport 
 

 Senior Advisor Transport Strategy and Policy, has read: 

 
1 “Environmentally sound activities” are considered to be those which comply with the Environmental 
Guidelines set out in Chapter 5; any relevant rules of this Plan; any effects-based environmental guidelines, 
standards or rules of the relevant territorial authority; and any resource consents required for the activity.   
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• Middle Road Project Fast Track Referral – Transport Overview, authored by Flow 
Transportation Specialists and dated 10/03/2026. 

 
In relation to the regional land transport planning,  made the following comments: 

Thanks for seeking our comment on the attached document.  
 
This is a thorough assessment of the transport impacts of the proposed development, 
including how it aligns with both regional (RLTP [Regional Land Transport Plan]/RPTP 
[Regional Public Transport Plan]) and national (GPS [Government Policy Statement on 
land transport]/NPS-UD [National Policy Statement for Urban Development]) policy 
direction, including how the development will support the increased uptake of active 
modes (walking and cycling).  
 
I also note that Russell’s earlier commentary from the December meeting has been 
included, which included the proposed road connecting Te Aute Road and Middle Road 
presenting an opportunity to route a bus service through the project area, and noting the 
new bus routes which went live on 25 January 2026. Overall, the assessment looks good 
and aligns with the Regional Council’s transport planning documents (the RPTP / RLTP).  

 
My only very minor comment is that on Page 5 of the document there is a typo, as it states 
that “Te Aute Road carried approximately 3,3730 vehicles per day (weekly average), with 
heavy vehicles making up 6%”. Looking at the traffic volume data from Hastings District 
Council, this should be 3,370 vehicles per day. 

 
3.4. Freshwater Ecology 
 

 Principal Scientist Freshwater Quality and Ecology, has read: 
• Boffa Miskell: Middle Road Fast Track Application; Ecology Report Prepared for CDL, 11 

March 2026 
 
And viewed the following draft documents for context: 

• Woods: Civil; Engineering Draft Plan Set (dated 10/03/2026) 
• Woods: Stormwater Report (dated 09/03/2026) 

 
 
In relation to the freshwater quality and aquatic ecology matters of the above Boffa Miskell 
Ecology Report,  Sandy made the following comments: 

 
Methodology 
The report characterises the ecological values of the proposed development site and 
surrounding environment using site surveys, habitat observations, and relevant 
background information to inform the evaluation of potential ecological effects.  
 
Activities identified as having potential ecological impacts include (1) vegetation removal, 
(2) sediment discharge, and (3) stormwater discharge, where (2) and (3) have potential 
direct impacts on the freshwater environment. 
 
The report provides a detailed assessment of effects (including evaluation against 
requirements of the NESF, NPS-FM, and [Proposed] Plan Change 9 [to the Hawke’s Bay 
Regional Council Regional Resource Management Plan]), along with application of the 
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effects management hierarchy. If the recommended measures are implemented, 
potential effects can be appropriately avoided or minimised. 
The information brought together is thorough and comprehensive. 
 
Ecological values 
The main ecological value of the proposed development is the Herehere Stream, which 
runs for about 580 m along the northern boundary. It is a significant local watercourse, 
assessed as having moderate ecological value, with some degradation by modification, 
water temperature and low dissolved oxygen levels, but still supporting threatened fish 
species. 
 
Impact and mitigation 
I agree with the approach and the recommendations given in the report. 
 
The potential effects on the freshwater environment include sediment runoff, stormwater 
contaminants, and increased runoff from impervious surfaces: Sediment generation is 
expected to be low and managed through erosion and control measures, with only minor, 
short-term increases during earthworks and limited ecological impact. Peak flows will be 
controlled to pre-development levels, and stormwater treated, with overall effects on 
aquatic communities likely to be low. 
 
It is proposed to restore riparian planting along the stream, and I agree this will provide 
significant benefits for the Herehere Stream at the development site and downstream, 
including improving the thermal regime and aquatic plant control. The planted vegetation 
will comprise native species with a mix of  trees and low-lying groundcover, adding 
biodiversity value to the riparian margin of the stream.  
 
Conclusion 
 
The Ecology Report presents a methodical and thorough assessment of existing 
conditions, potential effects, and proposed mitigation measures for the development. 
Implementation of the recommended measures is expected to effectively avoid and 
minimise sediment and stormwater impacts on the Herehere Stream and downstream 
environments.  
 
I also agree that proposed riparian plantings would improve ecosystem health of the 
Herehere Stream, and contribute positively to the ecological outcome. 
 

No wetlands are identified in the Boffa Miskell Ecology report referenced above or on HBRC’s 
wetland maps. 
 
4. Additional Information: 
Timeline for referral lodgement: Applicant is targeting a 9th April lodgement date for their referral 
application. 
 
Authored by: 
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Middle Road Project – Havelock North 
Fast-track Approvals Act 2024: Section 30 Notice for Referral Application  

Tēna koe  

CDL Land New Zealand Limited (CDL) is proposing to apply for the Middle Road Project to be considered as a 

referred project under the Fast-track Approvals Act 2024 (FTAA). CDL is the authorised person for the purposes of 

the proposed referral. 

The proposal, which is also referred to as the ‘Middle Road Project’, will facilitate the development of 

approximately 350-400 detached dwellings, which will provide additional housing capacity to Havelock North and 

the Hawkes Bay region. CDL intend to lodge a Referral Application (Application) with the Ministry for the 

Environment (MfE) under the FTAA in February 2026.  

The site is located at 80, 84, 92, 108, 148 Middle Road and 139 Te Aute Road, Havelock North, Hawkes Bay and held 

under Records of Title (ROT) Lot 1 DP 609275, Lot 3 DP 609275, Lot 179 DP 10453, Lot 1 DP 10118, Lot 2 DP 10118, 

Lot 1 DP 600024, Lot 2 DP 600024.  

In accordance with Section 42(4)(a) of the FTAA, the Application will seek approval for a resource consent that 

would otherwise be applied for under the Resource Management Act 1991 (RMA). At this stage, we understand the 

Middle Road Project will require the following approvals under the RMA:  

• Hastings District Plan: Land use and subdivision consent 

• Hawkes Bay Regional Resource Management Plan: Stormwater discharge, water permit & land use consent 

• NES-CS: Contamination remediation consent 

It is our understanding that there are no existing resource consents relating to the site for the same activity 

proposed under the Application for the Middle Road Project.  

Formal Notification and Written Response from Council 

This letter responds to the requirements of Section 30 of the FTAA. A referral application cannot be lodged until the 

process pursuant to this section is completed. We set out the following comments in relation to Section 30:  

• FTAA Section 30(1)   

We confirm that those matters set out in s30(1) are relevant and are satisfied, and therefore s30 applies. 

The approval sought is for a resource consent described in s42(4)(a) FTAA1, and CDL does not hold an 

existing resource consent for the same activity (as the Activity applied for) using some or all of the same 

natural resource2. 

 
1 Section 30(1)(a) 
2 Section 30(1)(b) 
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PROPERTY OWNERSHIP



PROJECT BACKGROUNDIona Stormwater DeviceView from Middle Road Looking West

Herehere Stream & Te Aute Road Bridge Existing Farm Drain Looking East 













CONCEPT PLAN

CONCEPT PLAN:

Site Area: 33.3 ha

Stormwater Area: 5.5 ha

Net Residential Land: 27.8 ha

Density: 14 du/ha gross

Total Yield: 385 lots











CONSULTANTS

EXPERT CONSULTANTS
Discipline Consultant Contact

Ecology Boffa Miskell 

Geotech CMW

Archaeologist CFG Heritage

RMA Legal Ellis Gould  & 

Transport Flow  

HPL /  Soils Assessment Agfirst

Economics Property Economics

Urban Design Urban Acumen  

Civil Design Woods  & 

Planning Woods  & 

Survey Woods

3 Waters Woods



STAKEHOLDERS

STAKEHOLDERS

Stakeholder Comment Status

Relevant Local 
Authorities

• Heretaunga Hastings District Council
• Hawkes Bay Regional Council

• Ongoing discussions with HDC.

Mana Whenua • Tamatea Pōkai Whenua
• Ngāti Kahungunu

• A mana whenua meeting was 
held on site on 4.12.25. 

Administering 
Agencies

• Environmental Protection Agency
• Ministry for Environment

• EPA & MfE have been engaged.

Other Agencies • Department of Conservation
• NZHPT

• Engagement is underway. 



















3 Waters (  3 Waters Growth and Development Manager) 

From a stormwater perspective I’m generally comfortable with detention areas being designed as 

multi-purpose spaces (e.g. community open space, pedestrian connectivity, recreation) provided 

the primary stormwater function of attenuation and flood mitigation is not compromised. This has 

been my stance in the past as it makes sense for all including the community to maximise the use 

of open space, and the below will need to be considered: 

 

• Stormwater performance: Basin storage volumes, flow paths, inlets/outlets and overland 

flow paths must remain fully functional, unobstructed, and fit for purpose. 

• Maintenance access: Stormwater maintenance (e.g. sediment removal, mowing, plant 

management, inspection of structures) needs to be possible without restriction. 

• Safety: Basin batters, water depths, etc should be considered to ensure public safety 

when the basins flood. 

• Location of infrastructure: Paths, structures, planting etc. should avoid primary flow paths 

and key hydraulic features. 

• Durability and flooding: Any paths or park infrastructure within the basin should be 

designed with the expectation that they may flood periodically. 

 

 

Development Engineering (  Development Engineer) 

Earthworks 

• Please confirm how the existing stockpiles at 148 Middle Road will be managed, noting 
reference to contaminated soils/needle grass, and how earthworks will be undertaken 
without spreading contaminated material. 

• Please provide further comment on the proposed 145,000 m³ of earthworks and 40,000 
m³ of imported fill, including likely effects on surrounding properties, particularly in terms of 
level changes, drainage, runoff, sediment and construction impacts. 

• How is earthworks affects the surrounding properties that are not part of this development.  
 

Wastewater 

• The wastewater report notes that there is no available capacity in the Anderson Park 
pump station catchment and that flows will instead discharge to the Breadalbane pump 
station, which will require upgrading. Please confirm the proposed servicing approach, 
including the extent of upgrades required to Breadalbane and how this will be addressed 
as part of the development. 

 

Stormwater / Flood Modelling 

• Please clarify the source and magnitude of the inflows shown on Figure 19, including what 
external catchments / model boundaries they represent. 

• Comparison of Figures 21 and 22 suggests there may be an increase in flood depth in the 
order of 100–200 mm around 80 Middle Road in the post-development scenario. Please 
confirm whether this interpretation is correct, explain the cause of the increase, and 
outline any mitigation proposed. 



• Please also provide further information on how the modelling accounts for existing on-site 
floodplain storage / ponding, how pre- and post-development storage volumes have been 
compared, and how the proposed basins compensate for any loss of distributed storage. 

• Council’s preference is that the applicant demonstrates through modelling that post-
development peak flows at the downstream boundary are no greater than pre-
development flows for the 10-year and 100-year events. If an alternative design criterion 
has been adopted, please justify this. 

 

 

 

Transportation: (  Transportation Policy and Planning Manager) 

From the discussions with the parties to date about Transport, the Transport Overview only 

considers the site itself without consideration of the wider network impacts (more comment 

below).  Fully agree with Section 6, Opportunities in terms of providing accessibility network 

accessibility for all road users. The devil will be in the detail but the intent to create an urbanised 

environment is clearly signalled for both Te Aute Road and Middle Road fronting the site which is 

what would be required with kerb and channel and a footpath.  There is also the potential to 

provide a passenger transport route through this development, moving it away from Upham Road, 

which is positive. 

The major weakness is that the transport overview is only site related.  It has not looked at the 

impact of the additional traffic generation on the network and the potential impacts especially on 

intersections within the Havelock North Village area.  That is something that will be necessary but 

can be based on previous modelling undertaken for the Iona Middle development / Havelock 

North Village and updated accordingly. 

Happy to chat further re the above. 

 

 

Open and Public Spaces (  Public Spaces Policy Planner) 

Thank you for the opportunity to comment on the Draft Expert Reports received by HDC on 12 

March 2026. 

We note the changes made since our pre-application comments dated 10 February 2026. The 

revised layout includes a number of positive changes, particularly in relation to the improved 

connectivity of the open space network. Several matters raised previously appear to have been 

addressed; however, some items remain where further clarification or consideration would be 

beneficial. 

Of particular note, the key concern from our team continues to relate to the interfaces between 

residential lots and adjoining streets and open space areas. Previous comments raised concerns 

regarding privacy, fencing treatments, and passive surveillance of walkways and open spaces. 

These matters remain largely unresolved. A number of lots still do not appear to effectively 

address adjacent streets or open spaces, which may limit passive surveillance and reduce the 

activation and perceived safety of these public areas. 

The comments below are early, high-level observations on the revised plans and reports and may 

be shared with the applicant in their entirety. 



 

       

 

• Open Space Network and Function 

As previously noted, the proposal establishes a green framework across the site that 

supports connectivity and access to public space. The revised layout strengthens this 

through a more connected open space network, largely identified as drainage and 

esplanade reserves, with links providing access to the Karamu and Herehere areas. 

While the connectivity improvements are positive, further clarification would still be helpful 

regarding the intended function of each open space area (e.g. drainage, recreation, 

linkage), particularly where spaces are long and narrow and may have limited recreational 

function. 

• Open Space Provision and Vesting 

The application notes that the public open space network is intended to be vested with 

HDC and serve linkage, recreation, and/or stormwater functions. However, the concept 

plan does not clearly identify these distinctions. Clarification is therefore sought regarding 

which areas are intended to be vested, including any areas proposed to be vested as part 

of Three Waters infrastructure. Any vesting will need to be confirmed with the relevant 

HDC asset managers to ensure Council is willing to accept the assets and their intended 

purpose. 

• Esplanade Reserves / Herehere Stream 

The Public Spaces team continues to support the proposed connectivity along the 

Herehere Stream. Clarification is sought regarding the ownership of land containing the 

stream, as it appears this area may be privately owned rather than within the CDL 

landholding:  

Revised Layout Previous Layout 



 

Further detail would be beneficial regarding the extent and management of the proposed 

esplanade reserves, including whether these are intended to be vested in Council. Engagement 

with Council, including  (Deputy Group Manager & Director Infrastructure 

Delivery) and the 3 Waters Team, is recommended to better understand future planning for the 

Havelock North streams environment and how any proposed reserves align with that work. 

• Open Space Interfaces and Passive Surveillance 

Previous comments raised concerns regarding privacy, fencing treatments, and passive 

surveillance of walkways and open spaces. These matters remain unresolved and are a 

key concern. In particular, a number of lots still do not appear to effectively address 

adjacent streets or open space areas, which may reduce passive surveillance and the 

overall activation and safety of these public spaces. It is important that these interfaces 

are addressed through the design at this stage where possible. There is a clear 

preference to address these matters through design changes, which are considered 

achievable, rather than relying on conditions, which are generally seen as a less desirable 

outcome.. 

• Playground Provision 

With the addition of the Bull Hill playground, the wider playground network is considered 

sufficient to service the proposed subdivision. However, Middle Road may present a 

barrier for some children accessing the Bull Hill or Grant Street Reserve playgrounds. As 

such, consideration could be given to incorporating small-scale “pocket” play or recreation 

facilities within the subdivision, at a lower level of service than a typical neighbourhood 

playground. Examples of this approach can be seen at Ever Swindell Reserve and 

Romanes Drive Reserve, where a small number of play or fitness elements provide 

informal recreation opportunities. This could include a small set of swings within the 

triangular reserve area, along with several fitness-style stations distributed along the loop 

trails. The triangular open space area appears to be the most suitable location for a small 

pocket park, given its central location, accessibility, and outside of the stormwater basin 

areas. Council’s Public Spaces Team would be happy to discuss this further with the 

applicant.  





 

Street network: The logical street pattern both organises development of the site in a typical and 

anticipated way and also provides a street hierarchy that enables people to logically move 

through the site to the bounding local connector roads (Middle Road and Te Aute Road). The 

street hierarchy also shows an intention to visually communicate where you are in the 

development (i.e. a busy primary road versus a quiet residential street) through the use of 

different street types and treatments. Importantly, the street network is supported by pedestrian 

pathways throughout the development that create additional connectivity and permeability, 

meaning pedestrians and cyclists have multiple routes between point A and point B. 

 

In future stages of the consent process, I am interested in looking at cross sections of the two 

existing roads bounding the site – Te Aute and Middle Roads. It will be important to ensure the 

development contributes positively to these collector roads and equally that the properties 

proposed along these roads enable a positive condition for their future residents. 

 

Block orientation: All blocks, excluding two, are orientated for positive solar gain – orientated 

either to the north, east or west. This means rear private outdoor spaces created in the 

development will benefit from winter sun. 

 

Green spaces: Multiple green spaces are proposed within the development, ranging significantly 

in size and also in intended use. My interpretation of the master plan is that future residents will 

be highly provided for in quantity of public green space. Significantly more detail will be required 

at subsequent points in the consenting process so to enable detailed analysis and response to 

the design of the multiple spaces. However, in principle, all residents will benefit from being, at 

most three, blocks away from a green space and most will have access to one at the end of their 

street. This will have a significant, and positive, impact on the character of the new 

neighbourhood and should be capitalised on in the design of streets, street trees and property 

setbacks etc to establish a very ‘green’ condition for residents and visitors. 

 

My understanding is that the majority of the green space proposed exists so to manage the high 

quantity of stormwater anticipated to run across the subject site. The management of such via 

publicly accessible, multi-function green spaces is a positive outcome for future residents. Details 

will be required at subsequent stages of the consent process to clarify exactly what parts of the 

green spaces will be accessible, what such spaces will accommodate (i.e. passive amenity and 

walking/cycling paths only versus space for gathering and/or play). At that point detailed 

assessment can be provided. Equally, clarification is required from parks and three-waters 

colleagues as to whether the quantity and type of spaces proposed can be owned and maintained 

by Council and if yes, how the stormwater functions will or won’t cater for use during dry times. 

Communicating to future residents the nature of these spaces and the reality of how often they 

will be wet or dry, including how wet, will be important so to ensure expectations are realistic for 

people purchasing properties due to a perceived amenity and/or level of access. 

 



A final comment on the proposed open spaces is to endorse the two small ‘brick strips’ drawn at 

the base of two central blocks, located on the left side of the primary road. While limited 

information is known about these spaces, from talking with the applicant’s urban designer I 

understand they are intended to be small hard surface public spaces that offer a different scale 

and character of public space than the green spaces throughout the site. As above, full details of 

these spaces will be required in future stages of the consent process but in principle I support 

their inclusion and the variety of experience they will provide. While not fundamental to the 

success of the proposed master plan, their inclusion is positive. I anticipate these spaces will 

become landmarks, that residents use to communicate where they are; they may become places 

where young people meet and play basketball or skate. While the proposed development is 

entirely suburban in nature, these two spaces will offer a slightly urban experience. I understand 

properties that are located directly to the north of the spaces will front the brick areas and be 

accessed via rear lanes along their northern boundaries. This condition will be unusual within the 

development and therefore will require detailed design to ensure it functions well. 

 

Street trees: As an extension of above, the master plan shows the intention of a street tree 

strategy, using different tree species and (assumed) size to help visually communicate the roll of 

a street and its position in a street hierarchy. This is absolutely supported. However, I note that 

the master plan also shows multiple streets at the bottom of the hierarchy as having no street 

trees at all. In the context of residential densities reducing section sizes and land available to 

grow mature trees coupled with climate change impacts effecting temperatures and rainfall, the 

recognition of the role of street trees and trees on public land is now significant. I recommend that 

all proposed streets include street trees. This will support active travel, biodiversity,  on 

adjacent land and buildings and tolerance to experience changing climates. Colleagues in 

Council’s parks team will be able to provide guidance on quantities and species of street trees 

appropriate for this proposed development. 

 

Rear lots: I note that the current master plan includes half a dozen rear lots, which urban 

designers would typically try to avoid (for driveway safety and street activation reasons) and 

which the previous version of the master plan didn’t have. This is a result of a couple of awkward 

shaped blocks where the proposed open spaces dictate the developable land. As the master plan 

continues to evolve through the consenting process ahead, I encourage the applicant team to try 

to refine the shape of the open space and therefore the shape of the two subject blocks so to 

achieve a more regular block shape that means all lots are located along the street. 

 

Rear boundaries on park edges: My primary concern within the proposed master plan is the 

number of rear boundaries that edge the open space. This condition predominantly exists on the 

eastern side of the largest green space. Such a condition is typically avoided, especially in a 

master planned development on a ‘blank site’. Concern for rear boundaries along the edge of a 

public space is due to the common outcome where residents want (typical and anticipated) visual 

privacy and install high and solid fences along the rear boundaries to achieve this. The fences 

then prevent passive surveillance from the private property over the public space, creating 

conditions for anti-social behaviour in the public park, be this graffiti, dumping rubbish, locations 

out of sight for congregating and potential for entrapment. 

 



 

 

I acknowledge that where rear boundaries sit along the edge of the open space, they are all 

within relatively short distances from streets and dwellings on the other side of the open space. 

Therefore, they are not fully isolated nor out of site. This condition will need to be tested when 

ground level drawings and landscape and planting plans are prepared, to ensure sight lines from 

one side of the space to the other remains. As soon as possible, I encourage the application 

material to include cross sections through properties and edges of the open space. 

 

In addition to typically trying to avoid this situation, equally it is common practice to limit the 

number of rear boundaries like this as much as is possible. In contrast, the proposed design 

doesn’t appear to do so. When speaking with the applicant’s urban designer, I made two 

suggestions to help mitigate the potential negative effect of the condition as the master plan 

evolves: 

1. Reduce the quantity of properties with a rear boundary on the park edge 
2. Use larger properties in this location so to ensure (and test to confirm) that 

backyards are large enough for residents to have enough space to achieve some 
areas of privacy from users of the open space, reducing the need to use high 
fences to block views. 

 

We agreed that this particular edge condition should be included in the urban design fast track 

application report, so that it is recorded at this stage of the application and can be looked at in 

detail at future stages of the consent process. Equally the applicant urban designer proposed a 

condition of consent be used to place requirements for these rear sections to be designed and 

placed at a level that sits above the open space and uses low fencing, walls and/or planting to 

break potential lines of site, which again would help reduce the likelihood of residents installing 

high fences.  



 

If this proposed edge condition remains, I recommend the design of how the public space and 

private spaces transition on either side of the boundary requires a commitment to a high-quality 

outcome. The image below is a screenshot from Google Streetview showing homes adjacent to a 

park in the Auckland suburb of Hobsonville. The image shows level changes, layered planting, 

fencing, gates, public and private steps and private outdoor spaces that have all been designed 

very intentionally to work together to manage the public/private interface and visually and 

physically manage how this works. A similar outcome should be achieved in the proposed master 

plan development. [Albeit noting all the closed curtains in the middle of the day due to the north 

orientation and (assumed) over heating effect.] 

 

 

 

I note that similar edge conditions at other areas of open space in the proposed master plan exist 

but with side boundaries instead of rear boundaries. These situations equally need to be 

managed carefully and may require specific design controls formalised in later stages of the 

consent process. Fencing, fenestration and location of outdoor spaces will need to be considered. 

The green space shown below, from the SW corner of the master plan demonstrates the side 

boundary scenario. This particular open space is bound on two sides by side boundaries and its 

remaining edges may be private property that is the surrounding land not earmarked for 

development. 

 



 

 

Future development area 

My final comment relates to the area signalled for potential future development, in the NE corner 

of the master plan  over in white in the drawing. While not proposed in the upcoming fast 

track application, if this area is secured for redevelopment and becomes part of the project, 

several of the items mentioned above will apply. Specifically, residential properties with rear 

boundaries on open space, being both the large stormwater multi-function public space and the 

corridor of the Herehere Stream. 

 

 

Planning – Policy (  Team Leader Environmental Policy) 

Note these are generally a repeat of the comments sent following pre-app 

 

Reverse Sensitivity 

We have concerns about the lack of a buffer zone along the western boundary edge. At present 

the scheme plan does not indicate any form of buffer from the Plains Zone and land based 

primary production on the boundary edge. We have previously raised concerns about the conflicts 

between the incompatible land uses and see little justification not to have a setback along this 

boundary. 

A 30-metre setback has been applied in past developments for new urban development, where 

residential development adjoins plains production land. Horticulture NZ have been consistent 

advocates over the years for setbacks / buffers of 30m between new residential and existing rural 

/ productive zones to mitigate these reverse sensitivity effects. These buffers could take the form 

of public roads, stormwater corridors or detention, or public open space areas to ensure physical 

separation at the urban rural interface.  



In considering these types of effects, the NPS-HPL applies a directive policy on reverse 

sensitivity:  

Policy 9: Reverse sensitivity effects are managed so as not to constrain land-based 
primary production activities on highly productive land.  

The policy applies in all circumstances where land-based primary production activities on highly 

productive land might be affected by reverse sensitivity effects i.e. those within rural zones and at 

the urban to rural interface. The policy is implemented in a number of ways including through Part 

3.13 of the NPS-HPL:  

3.13: Managing reverse sensitivity and cumulative effects  

(1) Territorial authorities must include objectives, policies, and rules in their district plans 
that:  

(a) identify typical activities and effects associated with land-based primary production 
on highly productive land that should be anticipated and tolerated in a productive rural 
environment; and  

(b) require the avoidance if possible, or otherwise the mitigation, of any potential reverse 
sensitivity effects from urban rezoning or rural lifestyle development that could affect 
land-based primary production on highly productive land (where mitigation might 
involve, for instance, the use of setbacks and buffers); and  

(c) require consideration of the cumulative effects of any subdivision, use, or 
development on the availability and productive capacity of highly productive land in their 
district.  

Whilst we acknowledge the fragmented nature of the adjoining land resource, we do not consider 

sufficient reason to remove or reduce the proposed buffer entirely. We have already had 

concerns from landowners within this area regarding their inability to utilise their land productively 

due to urban encroachment. We consider that this proposal will only exacerbate these issues, 

severely limiting the ability to undertake primary production activities. 

We also do not consider its partial inclusion within the FDS as sufficient reason to reduce these 

buffer zones. Even if this land was fully included within the strategy, we would still be wanting to 

ensure a buffer was provided between opposing Zones, as the nature of the growth strategy is 

that future development of these sites is not a certainty, nor can we have confidence as to when 

this land may be developed. In addition to this, the proposed growth was not supported by both 

the Hastings District and Hawkes Bay Regional Councils, meaning its FDS reference is only 

through Napier city support. There is a strong possibility that development of the adjacent land 

will not happen, and if it does, it will not be within the short to medium terms. As such we would 

anticipate that reverse sensitivity effects should be used to mitigate effects for the foreseeable 

future. 

We would appreciate the applicant undertaking measures to show how they may mitigate some of 

these reverse sensitivity effects through the form of buffers. An additional option could be to 

provide larger sites along the Plains zone boundaries to provide some buffer within the sites. We 

believe there needs to be ongoing discussions regarding this issue. 

Urban Demand  





While the FDS discusses some constraints regarding the future productivity of the land being 

considered for this application, this was ultimately considered not significant enough to prevent 

productive use of the land by the HDC and HBRC Councils. We also consider that existing water 

restrictions may not be a long-term constraint for the next 30 years. 

As such we remain concerned for the applicant’s ability to show the necessity of developing LUC2 

land without being able to show any necessary demand and consider this should form a 

significant part of any application. 

Bespoke rules vs standardised zoning 

Following the government’s release of the Planning and Natural Environment Bills, as well as 

additional commentary regarding future RM processes, it appears certain that there will be a far 

more standardised process for future zoning, meaning less bespoke rules and provisions. There 

also appears to be a pathway to future rezoning of fast-track subdivisions without requiring a full 

plan change process under (what is currently) Schedule 1 of the RMA. As such we would prefer 

the applicant to provide relatively standardised provisions for clearly identified Medium Density 

Residential and General Residential Areas. While we acknowledge there is some uncertainty of 

how the standardised provisions will look once drafted, we anticipate that there will be a 

reluctance to consider bespoke provisions unless absolutely necessary. As such we consider that 

any bespoke provisions should only be included when addressing fundamental needs such as 

reverse sensitivity, roading and 3 water requirements. 

Mana Whenua Consultation/Cultural Impact Assessment 

We have had no involvement with mana whenua consultation on this project. While a full cultural 

impact assessment does not need to be provided at the referral stage, we recognise that 

consultation with Māori is required under Part 2 Section 11 of the Fast Track Act. The 

representative treaty settlement group is Tamatea Pōkai Whenua Trust and consultation is 
required with the relevant mana whenua groups, which we have previously provided details for. 

Future Development Strategy 

The future development strategy (FDS) was approved by the joint Councils (Hastings District, 

Napier City and Hawke’s Bay Regional Council’s) in August 2026. The Middle Road land was one 

of the areas in question that was not supported by all Council’s. The following provides a 

breakdown of decision making by each Council: 

 

Of note, the two requiring authorities for Middle Road, HDC and HBRC were not in support of its 

inclusion. The proposed land covers portions of both HN3a & HN3b areas that were considered in 

the FDS, but not all of the area in its entirety.  

The summary reasons why HBRC decided to exclude the sites are that: 



• including those sites is contrary to strategic objectives 3 and 6 of the FDS (refer Section 

8.2) 

• the inclusion of those sites is not required to provide sufficient development capacity to 

meet demand 

• neither of the sites would provide well-functioning urban environments 

The summary reasons why HDC decided to exclude the sites are: 

• Middle Road and Wall Road are both highly productive ‘Land Use Capability 2’ land. 

• Productive land, together with water and climate, is a cornerstone of Hastings District’s 

economic wealth. 

• Neither Middle Road nor Wall Road are necessary to meet the housing number required 

for the National Policy Statement on Urban Development. 

• The exclusion of both sites will not make the FDS inoperable. 

• The review of the FDS in three years’ time will have the opportunity to address any 

imbalance that may become apparent. 

• There are locations available on less productive land should more housing numbers be 

required. 

Consideration of these exclusions and the reasons for them need to be addressed as part of the 

planning assessment for the substantial application.  

McKenna Block 

One change to your plans relates to the optional inclusion of the McKenna block as an area for 

development. We note that the exclusion of this site will lead to an isolated Plains production 

lifestyle site which will be surrounded by residential development. While we appreciate the plans 

provided look to future proof the development of this site, we would also note that any application 

for Resource consent would largely be contrary to the objectives and policies of the Plains Zone. 

This would be a similar situation to the recent resource consent for the Oderings site, which was 

fully notified. 

It would be our preference that the McKenna block is considered as part of the development, if 

possible, to avoid a double up of processes and to ensure it can be properly integrated into the 

urbanisation if the Consent were to be granted. 

If the McKenna block was not to be considered as part of this application, we would anticipate 

there would need to be some mitigation for reverse sensitivity between the lifestyle property and 

the residential development. While we recognise that the lifestyle site is unlikely to undertake 

primary production activities, we anticipate an appropriate assessment would need to be 

undertaken for these boundaries.  
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Storage and level for Herehere Dam in different event. 
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Following is the flood depth upstream of the Middle Road bridge in 100yr event and we have off bank 
flooding holding some water. 
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The flow from/to the Upham & Elliot properties are as below for the following locations in 100yr event. 
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Cc:  <  
Subject: Herehere Flow DS of Middle Road Bridge 
 
Hi All, 
  
Please accept my sincere apologies for the omission in my earlier email. 
  
The additional inflow point is located downstream of the Middle Road Bridge on Herehere Stream (Asset 
ID: 1722532). Please find the inflow hydrograph attached for your reference. 
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Please let me know if you have any questions. 
  
Regards, 
  

 
3 Waters Modelling & Data Analyst 
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points and actions. Please take a look and let us know if any of these points need to be
amended.
 
Overall Catchment Context

HDC would like CDL to consider a catchment-wide approach for their design
response.
The northern section of the stream shows evidence of erosion, including bed and
bank erosion.
The land is perceived as flood-prone / wet. The site was not promoted for
development through the FDS in part for its flood prone nature. Community
perception that this land is not suitable for development.
The project needs to consider cumulative effects and potential displacement effects
across the wider catchment.
Upham Street flooding is a known issue.
HDC looked to purchase the riparian land strip to manage flooding effects and stream
edge treatment. This is now controlled by CDL. Council are interested in CDL using
this land to achieve what the council had previously set out to do.

 
Council Roles

HDC is responsible for the section of Herehere Stream adjacent to the site. HDC has
a vested interest in how the stream performs, as it is an integral part of their network
HBRC primarily acts as the regulator.
HBRC is responsible for the site drains and Karamu Stream to the north

 
Stream Conditions

The Herehere Stream is prone to erosion, particularly bed and bank instability.
Evidence of erosion south of Te Aute Road bridge. HDC report provided previously
discusses this background information.
Detention dams are present in the upper catchment, which influence downstream
flow behaviour.
Recommended that Woods review Velocity Banding Maps on HDC GIS.
Upham Street flooding is an issue as mentioned above.
Baikie Drain is a challenge is erosion and tail water conditions.
Recommended that considerable setbacks provided given the vulnerability of the
stream edge, rather than just meeting what the RMA requirements to ensure future
resilience and assist broader council outcomes.
Stream Bank Remediation Guide and Stream Planting Guide have been prepared by
HDC to inform stream management response. Acknowledged that this may be a
different approach to HBRC.
Potential stream management responses discussed include:

Channel widening to reduce flow velocities – go beyond what is needed for the
development and also achieve broader council outcomes.
Planting
Location of the discharge point
Enhancing the corridor for amenity and ecological outcomes

Te Aute Road bridge (McDonald’s Bridge) has had recent strengthening works. Issues



during Cyclone Gabrielle. Intention with SW management approach is not to increase
flows to the stream so there should be no effect on the bridge.
Discharge point from the development can occur at any point along the stream edge,
subject to technical findings.

 
Proposed Stormwater Management Approach

Discussed overall stormwater management approach for the site (Masterplan
attached).
General design approach thus far is for a dry basin approach. Three areas of SW
management proposed, including large basin in north part of the site connecting to
Herehere Stream, the existing Iona Pond, and a new basin system to Gilpin Drain.
Double benefit of being able to use the basin areas for recreation open space and
amenity outcomes.
The intention is to manage detention on CDL land so that we do not exacerbate flood
effects (pre / post approach) elsewhere.
Woods SW team has input various assumptions into the model which were discussed
in the meeting. This includes information that has been provided by HDC’s 
Woods keen to have these assumptions verified by HDC.
Basin design needs to consider downstream hydraulic effects.
HDC confirmed that they are open to design options for onsite stormwater
management. CDL project team to determine the preferred approach i.e. basin vs
wetland design and present proposal to HDC.
Groundwater is 1 – 3m depth.

 
Design and Planning Opportunities/ Recommendations

The Herehere Stream interface should be treated as an amenity, hydrological and
ecological opportunity.
The approach should allow space for natural stream processes where possible,
rather than relying heavily on hard infrastructure. Enough open space is provided
adjacent to the stream to achieve these outcomes.
HDC recommended that interface design takes on board recommendations from the
Stream Bank Remediation Guide and Stream Planting Guide.
Woods to check tailwater conditions and share output with HDC via email. HDC to
review (possibly Stantec) and provide feedback.
Woods to discuss use of dry basin areas with HDC Parks team to confirm open space
use preferences as part of future substantive application design phase.
Consider connection of open space through to Middle Road to continue the swale /
basin all the way through.
A future design workshop was proposed to explore the stream corridor design with
HDC and the CDL project team as part of the substantive application design phase.
Draft technical reports will be provided to HDC next week for review and high-level
feedback.
Ensure technical reports identify opportunities for further detailed design phase as
part of future substantive application.

 
I look forward to hearing back from you on the above.
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PROJECT BACKGROUND
• CDL Land New Zealand Ltd (CDL) is preparing a referral 

application under the Fast-track Approvals Act 2024 
(FTAA) for a proposed residential development at Middle 
Road, Havelock North. 

SITE DETAILS
• The Middle Road site comprises approximately 30.6 ha of 

land across seven titles owned by CDL at 92, 108 and 148 
Middle Road, and 139 Te Aute Road, Havelock North. 

• The site sits immediately southwest of the established 
Havelock North residential area, with suburban housing 
to the north and east and rural-residential properties to 
the southwest. 

PROPOSAL
• The Middle Road project will provide for the residential 

subdivision of the site to enable the development of 
approximately 320 to 370 lots. 

PROJECT BACKGROUND



SITE PHOTOS

Herehere Stream North of Te Aute Road BridgeHerehere Stream South of Te Aute Road Bridge

Existing Farm Drain Looking East View of Herehere Stream From Middle Road



SITE PHOTOSView towards Middle Road from the Site

View of Iona Pond and Southern Site Area

View from Middle Road Looking West

Iona Stormwater Device



CONCEPT PLAN

CONCEPT PLAN:

Site Area: 30.6 ha

Stormwater Area: 6.7 ha

Net Residential Land: 23.9 ha

Density: 19 du/ha gross

Total Yield: Approximately 320 - 370 lots









 
2. Future opportunities for Council input

 expressed some concern that the referral application stage may represent her
only opportunity to influence the masterplan layout. Should the project be accepted
into the Fast-Track process, further opportunities for Council input would occur
during the substantive application and detailed design stages. This will allow
refinement of the masterplan and interface treatments in collaboration with Council
specialists.
 
3. Lot sizes adjoining open space

 and  discussed the appropriate density of lots directly adjoining the
reserve.  recommended that medium-sized residential lots would likely be more
appropriate than higher-density lots in these locations. The rationale for this approach
is to ensure sufficient on-site space for normal residential servicing requirements (e.g.
clotheslines). With smaller, higher-density sites there is a risk that such activities
could occur in rear yard areas facing the park, which may detract from the quality of
the open space interface.  agrees with this design outcome.
 
4. Entrance pocket park (triangle park)

 noted that the small triangular park proposed near the entrance to the
development and adjacent to the main open space area is a positive feature within the
masterplan. However, she advised that the HDC Parks team may have reservations
about taking on additional small reserve spaces due to its function and ongoing
maintenance and budget constraints. The agreed approach is to retain this feature
within the masterplan for the referral application. Further discussions with the HDC
Parks team will occur during the detailed design stage to determine whether the
space should ultimately form part of the public reserve network.
 
5. Vehicle access arrangements

 queried the suitability of the proposed vehicle access arrangement for lots
fronting Middle Road and Te Aute Road.  confirmed that both HDC transport
engineers and the CDL traffic engineers have reviewed and are comfortable with the
proposed access arrangements.
 
Summary
Overall, the discussion was constructive and focused on refining the interface
between the main park and surrounding residential development. The feedback
primarily related to increasing road frontage to open space where possible or ensuring
strong passive surveillance where private lots adjoin parks, and considering medium-
density lots in these locations to support high-quality park interfaces. Further
refinement of these matters is anticipated during the substantive application and
detailed design stages.







Figure 2: Point load locations received from HDC

For modelling purposes, the 2D inflows were consolidated into six 2D inflow lines (Figure 2), aligned with
the established overland flow paths entering the site from Middle Road. We’ve attached the folder with the
provided inflows and the flows we’ve loaded to the terrain. The inflows from the northern properties along
the Herehere Stream were unclear in the information provided, we had trouble identifying which column
aligned with the 2D inflows through there. We’ve modelled our own catchments through here for the 100
year event.
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multiple green areas and corridors generally enables good access to public space across 

the site and supports everyday activities such as walking, cycling, and dog walking. 

However, many of the green spaces appear long and narrow. While this may be effective 

for movement and drainage functions, these spaces may be limited in their ability to 

function as social or informal recreation destinations. Further clarity on the intended 

purpose and function of these spaces would assist in providing more detailed comment. 

• It is not clear how privacy to residential outdoor spaces and passive surveillance over 

walkways, including those adjoining waterbodies, will be achieved. Further detail is 

required regarding fencing treatments and interface design. Cross section detail would be 

helpful. 

• Some lots do not address the street effectively, which may result in reduced passive 

surveillance and overlooking of public areas. 

• The purpose of the red brick areas is unclear. It seems in some instances they are 

intended for vehicle access and in others public space. Clarification is required. 

• The function of the identified area (shown below) is unclear and would benefit from further 

detail regarding how it operates from a public perspective, including its relationship to 

streets, public open space, pedestrian connections, and fencing to property boundaries: 

 

 

• The Public Spaces team supports the proposed connectivity along the Herehere Stream. 

It is recommended that discussions be held with  Deputy Group Manager 

& Director Infrastructure Delivery, to better understand future planning for the Havelock 

North streams environment, noting his involvement in commissioning the ecological study. 

• A number of technical investigations are still required to inform the design, particularly in 

relation to stormwater management. Further engagement is anticipated as the design 

progresses, and there may be opportunities to rationalise some path connections as the 

stormwater design is refined. 

• Street tree provision requires further consideration to address areas of oversupply and 

areas where tree coverage is currently limited. 



• In collaboration with the Transport team, consideration should be given to gateway 

planting and street tree provision along Te Aute Road. 

• Some dwellings are located within 500 metres of existing or proposed playgrounds, while 

others are not: 

 

• Further information is required to determine whether additional play provision is 

necessary. While main roads may present a perceived barrier to safe access for some 

residents, the proposed reduction of Middle Road to 50 km/h may improve access to the 

play facilities at Bull Hill, with Grant Street and Lucknow School also located nearby. 

Based on this, the issue may not be significant; however, further discussion is suggested, 

including consideration of anticipated resident numbers and more information around the 

proposed housing typologies. If additional play provision is required, the identified location 

below may be appropriate due to its good frontage and connectivity. Noting that this area 

may primarily serve a stormwater function, further discussion with the Public Spaces team 

would be beneficial: 



 

As always, I am happy to discuss the proposal and these comments further. 

 

Environmental Planning – Policy (  

Reverse Sensitivity 

We have concerns about the lack of a buffer zone along the western boundary edge. At present 

the scheme plan does not indicate any form of buffer from the Plains Zone and land based 

primary production on the boundary edge. We have previously raised concerns about the conflicts 

between the incompatible land uses and see little justification not to have a setback along this 

boundary. 

A 30-metre setback has been applied in past developments for new urban development, where 

residential development adjoins plains production land. Horticulture NZ have been consistent 

advocates over the years for setbacks / buffers of 30m between new residential and existing rural 

/ productive zones to mitigate these reverse sensitivity effects. These buffers could take the form 

of public roads, stormwater corridors or detention, or public open space areas to ensure physical 

separation at the urban rural interface.  

In considering these types of effects, the NPS-HPL applies a directive policy on reverse 

sensitivity:  

Policy 9: Reverse sensitivity effects are managed so as not to constrain land-based 
primary production activities on highly productive land.  

The policy applies in all circumstances where land-based primary production activities on highly 

productive land might be affected by reverse sensitivity effects i.e. those within rural zones and at 

the urban to rural interface. The policy is implemented in a number of ways including through Part 

3.13 of the NPS-HPL:  

3.13: Managing reverse sensitivity and cumulative effects  



(1) Territorial authorities must include objectives, policies, and rules in their district plans 
that:  

(a) identify typical activities and effects associated with land-based primary production 
on highly productive land that should be anticipated and tolerated in a productive rural 
environment; and  

(b) require the avoidance if possible, or otherwise the mitigation, of any potential reverse 
sensitivity effects from urban rezoning or rural lifestyle development that could affect 
land-based primary production on highly productive land (where mitigation might 
involve, for instance, the use of setbacks and buffers); and  

(c) require consideration of the cumulative effects of any subdivision, use, or 
development on the availability and productive capacity of highly productive land in their 
district.  

Whilst we acknowledge the fragmented nature of the adjoining land resource, we do not consider 

sufficient reason to remove or reduce the proposed buffer entirely. We have already had 

concerns from landowners within this area regarding their inability to utilise their land productively 

due to urban encroachment. We consider that this proposal will only exacerbate these issues, 

severely limiting the ability to undertake primary production activities. 

We also do not consider its partial inclusion within the FDS as sufficient reason to reduce these 

buffer zones. Even if this land was fully included within the strategy, we would still be wanting to 

ensure a buffer was provided between opposing Zones, as the nature of the growth strategy is 

that future development of these sites is not a certainty, nor can we have confidence as to when 

this land may be developed. In addition to this, the proposed growth was not supported by both 

the Hastings District and Hawkes Bay Regional Councils, meaning its FDS reference is only 

through Napier city support. There is a strong possibility that development of the adjacent land 

will not happen, and if it does, it will not be within the short to medium terms. As such we would 

anticipate that reverse sensitivity effects should be used to mitigate effects for the foreseeable 

future. 

We would appreciate the applicant undertaking measures to show how they may mitigate some of 

these reverse sensitivity effects through the form of buffers. An additional option could be to 

provide larger sites along the Plains zone boundaries to provide some buffer within the sites. We 

believe there needs to be ongoing discussions regarding this issue. 

Urban Demand  

Policy 2 of the National Policy Statement – Urban Development states that Tier 1,2, & 3 local 

authorities must at all times, provide at least sufficient development capacity to meet expected 

demand for housing and for business land over the short term, medium term, and long term. 

Without the inclusion of the Middle Road, the Future Development Strategy (FDS) now results in 

a localised Hastings deficit of sufficiency of housing supply by 330 dwellings in the long term. We 

would anticipate the application would address the timeframes in which development is sort (eg 

short, medium or long). The FDS states that housing demand will be sufficiently supplied in both 

the short and medium term and that it is only in the long term (11-30 years) that the shortfall may 

be apparent. This can be addressed through the review process of the FDS which is required 

every 3 years.  











Wāea/Phone +64 6 

Īmēra/Email  | Pae Tukutuku/Web www.hastingsdc.govt.nz

Te Kaunihera ā-Rohe o Heretaunga | Hastings District Council

Private Bag 9002, Hastings 4156, New Zealand

Work Hours Mon 9am to 2pm, Tues-Wed 9am to 5pm, Thur 9am to 12pm, Thur 9am to 2pm

 

Attention:

The information contained in this message and or attachments is intended only for the person or entity to
which it is addressed and may contain confidential and/or privileged material. Any review, retransmission,
dissemination or other use of, or taking of any action in reliance upon, this information by persons or
entities other than the intended recipient is prohibited. If you received this in error, please contact the
sender and delete the material from any system and destroy any copies.

Please consider the environment before printing this e-mail



 

 

 

TE KAUNIHERA Ā-ROHE O HERETAUNGA  
HASTINGS DISTRICT COUNCIL 
207 Lyndon Road East, Hastings 4122 | Private Bag 9002, Hastings 4156 
06  |  | hastingsdc.govt.nz 

  
 
 
 
If calling ask for  
 
 
File Ref: ENV-23-26-0027  

 
 
20 January 2026 
 
 

 
Senior Associate Planner 
Woods 

  
 
 
Kia ora  
 

RE: NOTICE UNDER SECTION 30(3)(b) OF THE FAST-TRACK APPROVALS ACT 2024  

Thank you for your engagement with Council regarding the Middle Road Project in conjunction 
with CDL Land New Zealand Limited. This letter is provided in accordance with section 30(3)(b) of 
the Fast-track Approvals Act 2024.  

 
Council advises that the there are no existing resource consents to which s124C(1)(c) or s165ZI 
of the Resource Management Act 1991 apply. 
 
 
Yours sincerely 
 

 
Environmental Planner - Policy 
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 – Senior Environmental Planner, Policy 
Hastings District Council 
Via email:    

 – Senior Associate Planner 

W-REF: P25-496 
15 January 2026 

 

Middle Road Project – Havelock North 
Fast-track Approvals Act 2024: Section 30 Notice for Referral Application  

Tēna koe  

CDL Land New Zealand Limited (CDL) is proposing to apply for the Middle Road Project to be considered as a 

referred project under the Fast-track Approvals Act 2024 (FTAA). CDL is the authorised person for the purposes of 

the proposed referral. 

The proposal, which is also referred to as the ‘Middle Road Project’, will facilitate the development of 

approximately 350-400 detached dwellings, which will provide additional housing capacity to Havelock North and 

the Hawkes Bay region. CDL intend to lodge a Referral Application (Application) with the Ministry for the 

Environment (MfE) under the FTAA in February 2026.  

The site is located at 80, 84, 92, 108, 148 Middle Road and 139 Te Aute Road, Havelock North, Hawkes Bay and held 

under Records of Title (ROT) Lot 1 DP 609275, Lot 3 DP 609275, Lot 179 DP 10453, Lot 1 DP 10118, Lot 2 DP 10118, 

Lot 1 DP 600024, Lot 2 DP 600024.  

In accordance with Section 42(4)(a) of the FTAA, the Application will seek approval for a resource consent that 

would otherwise be applied for under the Resource Management Act 1991 (RMA). At this stage, we understand the 

Middle Road Project will require the following approvals under the RMA:  

• Hastings District Plan: Land use and subdivision consent 

• Hawkes Bay Regional Resource Management Plan: Stormwater discharge, water permit & land use consent 

• NES-CS: Contamination remediation consent 

It is our understanding that there are no existing resource consents relating to the site for the same activity 

proposed under the Application for the Middle Road Project.  

Formal Notification and Written Response from Council 

This letter responds to the requirements of Section 30 of the FTAA. A referral application cannot be lodged until the 

process pursuant to this section is completed. We set out the following comments in relation to Section 30:  

• FTAA Section 30(1)   

We confirm that those matters set out in s30(1) are relevant and are satisfied, and therefore s30 applies. 

The approval sought is for a resource consent described in s42(4)(a) FTAA1, and CDL does not hold an 

existing resource consent for the same activity (as the Activity applied for) using some or all of the same 

natural resource2. 

 
1 Section 30(1)(a) 
2 Section 30(1)(b) 



















feedback) by the end of this week, and I will share this with you as soon as it is ready.
 
With that in mind, could we pencil in a meeting with you next Thursday, 27 November, to
talk through the access arrangements and any concerns you may have with the proposed
intersection locations on Te Aute Road and Middle Road? The purpose of the meeting would
be to confirm that you are comfortable with the indicative intersection positions, noting that
the detailed design will be addressed as part of the substantive application following a
successful referral.
 
Please let me know a time that suits you, and we can lock it in.
 
Regards,
 

 
Principal Transportation Engineer
M +64 21  | E 
 

Transport Engineering and Design / Transportation Planning / Traffic Modelling / Travel Demand
Management
www.flownz.com
Level 1, 11 Blake Street, Ponsonby, Auckland | PO Box 47497 Ponsonby | P +64 9 
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 <   <
Subject: [#P25-496] Middle Rd Development Fast Track referral - Water and wastewater capacity
queries

 
Hi 
We have revised some of the queries sent previously (attached email dated 12/11/25) after feedback from
the kick off meeting with HDC last week.
 
We calculated the water supply demands and wastewater flows based on HDC’s Code of Practice and
NZS4404:2010 as shown below.
 

  Parameter Unit Value Notes

  Number of properties lots 400  
Water supply

Average day demand (ADD) l/s 6.5

400l (l/p/d)*3.5 (p/lot)*400 (lot) /
86,400
(HDC Engineering Code of
Practice)

Peak day demand (PDD) l/s 9.7 peak day factor = 1.5  (NZS
4404:2010)

Peak hour demand (PHD) l/s 19.4 peak hour factor = 2  (NZS
4404:2010)

Wastewater

Average Dry Weather Flow
(ADWF) l/s 4.1

250 (l/p/d)*3.5 (p/lot)*400 (lot) /
86,400
(NZS 4404:2010)

Peak Dry Weather Flow (PDWF) l/s 10.1 ADWF * 2.5     (NZS 4404:2010)

Peak Wet Weather Flow
(PWWF)

l/s 20.3 PDWF * 2        (NZS 4404:2010)

 
Wastewater
At the meeting it was noted:

Constrained capacity along Te Aute Rd

Anderson Park PS at capacity (receives flows from Te Aute Rd)
Our query is if the wastewater pump station on Middle Rd (and downstream network ) has capacity for the
proposed site flows?
 



 
Similar to the water supply questions below: Are there additional pipes along Te Aute Road and Middle
Road not shown in the image below?
 
Water Supply
It was mentioned at the meeting that we can’t impact the firefighting supply capacity for the retirement
village north of Te Aute Rd.
 
Our queries are:

1. Is there a water pipe continuing west along Te Aute Road? And if so, what size (figure below shows

pipes from the HDC GIS Open Maps)

2. On the southern end of Middle Road seen in the image below, is the end of that 150mm pipe

accurate (then continuing as a 100mm pipe) or has the 150mm pipe been extended south to the

Iona Development?

3. Is there currently capacity and sufficient pressure in the existing network for this development’s

demand, 400 lots?
Based on good design practices, we would expect the future development site network should
provide looped connectivity between Te Aute Road and Middle Road. Please confirm these pipes
are in the same water supply zone, therefore looping to connect these pipes would be
acceptable.
What is the pressure/hydraulic grade available from the existing pipes to supply the development
demands listed?



 
Many thanks, - we look forward to hearing back from you

 

​​​​

Senior Associate Engineer
BSurv, Grad Dip Bus (Eng, Mgt)

+64 21 582 065
woods.co.nz

This email is confidential. If you are not the intended recipient, notify the sender and/or Woods immediately. Woods (Wood and Partners
Consultants Ltd) accepts no liability for the content of this email, or for the consequences of any actions taken on the basis of the information

provided unless that information is subsequently confirmed by a duly signed letter.
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We calculated the water supply demands and wastewater flows based on HDC’s Code of Practice and
NZS4404:2010 as shown below.
 

  Parameter Unit Value Notes

  Number of properties lots 400  
Water supply

Average day demand (ADD) l/s 6.5

400l (l/p/d)*3.5 (p/lot)*400 (lot) /
86,400
(HDC Engineering Code of
Practice)

Peak day demand (PDD) l/s 9.7 peak day factor = 1.5  (NZS
4404:2010)

Peak hour demand (PHD) l/s 19.4 peak hour factor = 2  (NZS
4404:2010)

Wastewater

Average Dry Weather Flow
(ADWF) l/s 4.1

250 (l/p/d)*3.5 (p/lot)*400 (lot) /
86,400
(NZS 4404:2010)

Peak Dry Weather Flow (PDWF) l/s 10.1 ADWF * 2.5     (NZS 4404:2010)

Peak Wet Weather Flow
(PWWF)

l/s 20.3 PDWF * 2        (NZS 4404:2010)

 
Wastewater
At the meeting it was noted:

Constrained capacity along Te Aute Rd

Anderson Park PS at capacity (receives flows from Te Aute Rd)
Our query is if the wastewater pump station on Middle Rd (and downstream network ) has capacity for the
proposed site flows?
 

 



Similar to the water supply questions below: Are there additional pipes along Te Aute Road and Middle
Road not shown in the image below?
 
Water Supply
It was mentioned at the meeting that we can’t impact the firefighting supply capacity for the retirement
village north of Te Aute Rd.
 
Our queries are:

1. Is there a water pipe continuing west along Te Aute Road? And if so, what size (figure below shows

pipes from the HDC GIS Open Maps)

2. On the southern end of Middle Road seen in the image below, is the end of that 150mm pipe

accurate (then continuing as a 100mm pipe) or has the 150mm pipe been extended south to the

Iona Development?

3. Is there currently capacity and sufficient pressure in the existing network for this development’s

demand, 400 lots?
Based on good design practices, we would expect the future development site network should
provide looped connectivity between Te Aute Road and Middle Road. Please confirm these pipes
are in the same water supply zone, therefore looping to connect these pipes would be
acceptable.
What is the pressure/hydraulic grade available from the existing pipes to supply the development
demands listed?

 
Many thanks, - we look forward to hearing back from you

 



​​​​

Senior Associate Engineer
BSurv, Grad Dip Bus (Eng, Mgt)

+64 21 582 065
woods.co.nz

This email is confidential. If you are not the intended recipient, notify the sender and/or Woods immediately. Woods (Wood and Partners
Consultants Ltd) accepts no liability for the content of this email, or for the consequences of any actions taken on the basis of the information

provided unless that information is subsequently confirmed by a duly signed letter.
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