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Project location  

 
 

Key messages  
1. This briefing seeks your decisions on the application from Brymer Farms Limited to refer the 

Brymer project (the project) under the Fast-track Approvals Act 2024 (the Act) to the fast-
track approvals process for consideration by a panel. 

2. A copy of the application is in Appendix 2. This is the second briefing on this application. 
The first (Stage 1) briefing (BRF–6339) with your initial decisions annotated is in Appendix 
3.  

3. The project is a master-planned residential and mixed-use development bounded by Brymer 
and Whatawhata Roads, on the western edge of Hamilton City. 

4. The project involves the construction and operation of: 

a. Approximately 1,650 residential units (including a 250-unit retirement village) and a 
0.3-hectare mixed-use neighbourhood centre with commercial properties (a café and 
superette) 

b. Open spaces including ecological restoration/offsetting, retention of natural wetlands 
and riparian revegetation  

c. Transport infrastructure including local roads, cycle connections and pedestrian 
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pathways 

d. Related earthworks, services infrastructure including a pump station, water discharge, 
takes and treatment areas, stormwater ponds and use of existing water bores. 

5. The project will require the proposed approvals: 

a. Resource consents under the Resource Management Act 1991 

b. Wildlife approvals under the Wildlife Act 1953. 

6. We recommend you accept the referral application as the project meets the criteria set out 
in section 22 and does not appear to involve an ineligible activity. 

7. We seek your decisions on this recommendation and on the proposed directions to the 
Applicant and the expert panel, and notification of your decisions. 

Assessment against statutory framework 
 

8. The statutory framework for your decision-making is set out in Appendix 1. You must apply 
this framework when you are deciding whether to accept or decline the referral application 
and when deciding on any further requirements or directions associated with referral of the 
project. 

9. Before accepting the project, you must consider the application and further information in 
Appendix 2, the section 18 Treaty settlements report in Appendix 4, the written comments 
from invited parties in Appendix 5 and any document that requires your consideration under 
section 16 and comply with any procedural requirements under section 16.  

10. Following that, you may accept the application if you are satisfied that it meets the criteria in 
section 22 of the Act and that there are no reasons where you must decline the application. 
We provide our advice on these matters below. 

Section 18 Treaty settlements and other obligations report  
 
11. The section 18 report (appendix 4) identifies Te Whakakitenga o Waikato, Ngāti Hauā Iwi 

Trust, Waikato Raupatu River Trust, the Waikato River Authority (a statutory body 
established by a settlement), Ngaati Maahanga, and Ngaati Hourua as the relevant Māori 
groups identified under s18(2). 

12. There are three Treaty settlements that are relevant to the project area, these are: Waikato 
Raupatu Claims Settlement Act 1995; Waikato–Tainui Raupatu Claims (Waikato River) 
Settlement Act 2010; and the Ngāti Hauā Claims Settlement Act 2014. No other 
arrangements have been identified as relevant to the project area. 

13. There are relevant principles and provisions of the Waikato–Tainui Raupatu Claims 
(Waikato River) Settlement Act 2010 that apply to the project area. Therefore, in accordance 
with section 7 and section 16 of the Act, we recommend that in considering this application, 
you have particular regard to Te Ture Whaimana (Vision and Strategy) and have regard to 
the Waikato–Tainui Environmental Plan. In addition to these documents, the procedural 
requirements are discussed further in the following section.  

14. Comments received from invited Māori groups under s17(1)(d) and (e) are summarised: 
Ngaati Maahanga (Ngaa Uri o Maahanga Trust) and Te Whakakitenga o Waikato provided 
comments. Both groups seek continued engagement with the Applicant prior to lodging any 
substantive application, including further hui, development of a relationship agreement, 
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sharing of more detailed technical information, and completion of a Cultural Values 
Assessment in relation to the project.  

15. The Minister for Māori Development and Minister for Māori Crown Relations: Te Arawhiti 
received the draft s18 report and provided comment in support of the project subject to the 
applicant: undertaking continued engagement with the Māori groups identified in the section 
18 report; having regard to Te Ture Whaimana and the Waikato-Tainui Environmental Plan; 
and complying with the requirements of the joint management agreements established 
under the Waikato-Tainui Raupatu Claims (Waikato River) Settlement Act 2010. 

16. We do not consider there are any matters which make it more appropriate for the proposed 
approvals to be authorised under another Act or Acts. 

Section 16 Effects of Treaty settlements and other obligations on decision-making 
17. Based on paragraphs 12 and 14 above, there are documents and procedural requirements 

under section 16 that apply to your consideration of the application. 

18. We consider you have complied with some of the relevant procedural requirements in the 
Waikato–Tainui Raupatu Claims (Waikato River) Settlement Act 2010, as they relate to 
providing notice to the Waikato River Authority and providing information about the 
application to the Waikato Raupatu River Trust (under the joint management agreement 
provisions). However, there is also a need to ensure that these, and other, procedural 
requirements are complied with throughout the whole process (for example, the ability for 
Waikato-Tainui to comment on the adequacy of information under the joint management 
agreement, and the provisions relating to the appointment of hearing commissioners).  

19. Accordingly, should you decide to accept this referral application, we recommend you direct 
any panel considering a substantive application for the project to comply with the applicable 
requirements specified in paragraphs 69 and 70 of the section 18 report (under section 
16(2)(c) of the Act) with regard to the Waikato-Tainui Raupatu Claims (Waikato River) 
Settlement Act 2010, namely to: 

a. have particular regard to Te Ture Whaimana 

b. give notice to the Waikato River Authority of the application (which may be fulfilled by 
an invitation to comment under section 53 of the Act) 

c. consider the provisions for appointing hearing commissioners from the register 
maintained by the Waikato River Authority as they may be applied to the fast-track 
process 

d. have regard to the Waikato-Tainui Environmental Plan, including how to provide for 
continued partnership between the applicant and Waikato-Tainui (as a consistent 
theme running through the plan); and 

e. consider the detailed information-sharing provisions of the joint management 
agreement, as they may be applied to the fast-track process. 

Written comments received 
20. Comments were received from Waikato District Council (WDC), Waikato Regional Council 

(WRC), three Ministers, Department of Conservation (DOC), Hamilton City Council, New 
Zealand Transport Agency (NZTA), Future Proof Implementation Committee (joint local 
government–iwi body overseeing implementation of Hamilton–Waikato’s Future Proof 
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growth strategy), Ngaati Maahanga and Te Whakakitenga o Waikato. The key points of 
relevance to your decisions are summarised in Table A. 

21. The key points from the written comments are:  

a. WDC comment that the project has merit in delivering additional housing to the 
market but have concerns around infrastructure (transport, wastewater, water supply 
and stormwater management) needed to support the development.   

b. WRC comment that the project will increase housing supply but do not consider the 
project to be regionally significant based on section 22(2)(a) of the Act considering 
that there is sufficient housing capacity in the district for the next 30+ years. 

c. The Minister for Economic Growth comments that the project could have substantial 
economic impacts and increase housing supply, address housing need and 
contribute to a well-functioning urban environment under section 22(2)(a)(iii) of the 
Act. 

d. The Associate Minister of Housing supports the project being referred to the next 
stage and comments that it will help increase housing supply but also notes that 
Future Proof raised concerns around infrastructure needed to support the project.   

e. DOC comments that with appropriate design and conditions, effects can be managed 
and is not aware of any other reason the project should not be referred. 

f. HCC comments indicate concerns around infrastructure (transport, wastewater, water 
supply and stormwater management) needed to support the development, as well as 
geotechnical and peat soil issues.   

g. NZTA comments that subject to transport assessment, plans and mitigation measure 
to address any adverse effects of the development on the state highway, there are no 
concerns with the project being referred to the fast-track approvals process. 

h. Future Proof Implementation Committee comments that the project is an out of 
sequence, unanticipated development on the Waikato/Hamilton fringe; that the land is 
not required to provide sufficient residential capacity; and have concerns around the 
infrastructure (transport, wastewater, water supply and stormwater management) 
needed to support the development.  

i. Ngaati Maahanga comments confirm engagement with the Applicant and 
development of a draft cultural values assessment, anticipating this requiring further 
information to complete if a substantive application is lodged.  

j. Te Whakakitenga o Waikato support the project being referred to the substantive 
phase and anticipate further engagement prior to lodgement.  

k. WDC, WRC and DOC confirm there are no known competing applications or existing 
resource consents at the time of response. WDC and WRC note Schedule 2 Listed 
projects under the Act, we have identified these in Table A.  

Further information provided by the Applicant, relevant local authorities, relevant 
administering agencies 
22. You requested further information from the Applicant under section 20 of the Act. We have 

taken the information provided into account in Table A. 
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Reasons to decline 
23. The statutory framework in Appendix 1 sets out the situations where you must decline the 

application for referral under section 21(3). 

24. We do not consider you must decline this application. 

25. You may also decline the application for any other reason under section 21(4). The Act 
gives some guidance on matters you could consider when deciding whether to decline an 
application and these are set out in Table A.  

26. We have considered the matters in section 21(4) and this is discussed in Table A. We do 
not consider you should decline the project for any of these reasons. 

Reasons to accept 
27. The statutory framework in Appendix 1 sets out the reasons you can accept a project for 

referral. 

28. Our assessment of these matters is summarised in Table A. We consider the project meets 
the requirements of section 22, as it: 

a. is a development/infrastructure project as a master-planned residential and mixed-
use development that would have significant regional or national benefits because it: 

i. will increase the supply of housing, address housing need and contribute to a 
well-functioning urban environment 

ii. will deliver significant economic benefits 

iii. is consistent with local or regional planning documents including spatial strategies 

b. referring the project to the fast-track approvals process would facilitate the project, 
including by enabling it to be processed in a more timely and cost-effective way than 
under normal processes because expert panels will consider required approvals as a 
single application package, public and limited notification is precluded, and 
timeframes are shorter. 

c. is unlikely to materially affect the efficient operation of the fast-track approvals 
process as the applicant has indicated that a fully engaged project team is already 
progressing a full consent package and referral could enable lodgement of a 
substantive application within a few months. 

Conclusions
 

29. We consider the project meets the section 22 criteria and you could accept the application 
under section 21 of the FTAA and refer the project to a panel with the specifications outlined 
below. 

30. If you decide to refer the project, we recommend specifying under section 27 of the Act that 
the panel must invite comments from the Chief Executive of NZTA, in addition to those listed 
in section 53.  

31. This recommendation acknowledges NZTA’s role in managing the state highway network 
and provides an opportunity for them to comment on any potential effects on the state 
highway network at the substantive application stage. 
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Next steps  
32. MfE must give notice of your decisions on the referral application, and the reasons for them, 

to the Applicant and anyone invited to comment under section 17 and publish the notice on 
the Fast-track website. 

33. In your notice of decisions, you must direct a panel to comply with any requirements 
identified in section 16. The following directions are advised: 

a. That in considering a substantive application, the panel must: 

i. have particular regard to Te Ture Whaimana  

ii. give notice to the Waikato River Authority of the application (which may be 
fulfilled by an invitation to comment under section 53 of the Act)  

iii. consider the provisions for appointing hearing commissioners from the register 
maintained by the Waikato River Authority as they may be applied to the Fast-
track process  

iv. have regard to the Waikato-Tainui Environmental Plan, including how to provide 
for continued partnership between the applicant and Waikato-Tainui (as a 
consistent theme running through the plan); and  

v. consider the detailed information-sharing provisions of the joint management 
agreement, as they may be applied to the fast-track process.   

34. If you decide to refer the project, MfE must also give notice of your decision to: 

a. the panel convener 

b. any additional iwi authorities or Treaty settlement entities that you consider have an 
interest in the matter other than those invited to comment under section 17 

c. the Environmental Protection Authority (EPA) 

d. the relevant administering agencies. 

35. On you behalf we will provide all the information you received that relates to this application 
to the EPA and the panel convener, including: 

a. the referral application, and 

b. any comments received under section 17, and 

c. the report obtained under section 18. 

36. We have attached a notice of decisions letter to the applicant based on our 
recommendations in Appendix 6, that we will provide to all relevant parties. We will provide 
you with an amended letter if required.  
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Recommendations  
37. We recommend that you:  

a. Note section 21(3) of the Fast-track Approvals Act 2024 requires you to decline the 
referral application from Brymer Farms Limited if you are satisfied that the project 
involves an ineligible activity, or you consider that you do not have adequate 
information to inform the decision under this section or if you are not satisfied that the 
Brymer Project meets the referral criteria in section 22 of the Act. 

Noted 

b. Agree that before deciding on the application for referral of the project under section 
21(1) of the Act you have considered: 

i. the application in Appendix 2 

ii. the report obtained under section 18 in Appendix 4 

iii. any comments and further information sought under sections 17 and 20 and 
provided within the required timeframe in Appendix 5.  

Yes / No 

c. Note that in considering this application, you must have particular regard to Te Ture 
Whaimana (Vision and Strategy) and have regard to the Waikato-Tainui 
Environmental Plan, in accordance with sections 7 and 16.  

Noted 

d. Agree you are satisfied the project will meet the referral criteria in section 22 of the 
FTAA as: 

i. it is a development/infrastructure project that would have significant regional or 
national benefits because it: 

(1) will increase the supply of housing, address housing need and contribute to a 
well-functioning urban environment by providing approximately 1,650 
residential dwellings (including 250 retirement living units) 

(2) will deliver significant economic benefits by providing up to $720 million to the 
economy and creating 4,730 full-time equivalent jobs over the 10-year 
construction development period; and 

(3) is consistent with local or regional planning documents, including spatial 
strategies by being in broad alignment with the overall growth of the Waikato 
region and project proximity to Hamilton City Council’s territorial boundary 
providing an opportunity for continuous integration. 

ii. referring the project would facilitate the project and enable it to be processed in a 
more timely and cost-effective manner than under normal processes, by 
considering the approvals as a single application, utilising a process which does 
not involve public notification and limits rights of appeal. 

iii. referring the project is unlikely to materially affect the efficient operation of the 
fast-track approvals process, the applicant has indicated a fully engaged project 
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team is progressing a full consent package and referral of the project could 
enable lodgement of a substantive application within a few months.  

Yes / No 

e. Agree there is no reason the project must be declined under section 21(3) 

Yes / No 

f. Agree to accept the referral application under section 21(1) and refer the whole 
project to the next stage of the fast-track process under section 26(2)(a). 

Yes / No 

g. Agree to specify Brymer Farms Limited as the person who is authorised to lodge a 
substantive application for the project. 

Yes / No 

h. Agree to specify under section 27(3)(b)(iii) of the FTAA the following persons or 
groups from whom a panel must invite comments in addition to those specified in 
section 53: 

i. the Chief Executive of NZ Transport Agency Waka Kotahi  

Yes / No 

i. Agree, pursuant to section 16(2)(c), to direct any panel considering a substantive 
application for the project (in a notice of your decision) to comply with the applicable 
requirements identified in the section 18 report with regard to the Waikato-Tainui 
Raupatu Claims (Waikato River) Settlement Act 2010, namely to:  

i. have particular regard to Te Ture Whaimana 

ii. give notice to the Waikato River Authority of the application (which may be 
fulfilled by an invitation to comment under section 53 of the Act)  

iii. consider the provisions for appointing hearing commissioners from the register 
maintained by the Waikato River Authority as they may be applied to the fast-
track process  

iv. have regard to the Waikato-Tainui Environmental Plan, including how to provide 
for continued partnership between the applicant and Waikato-Tainui (as a 
consistent theme running through the plan); and  

v. consider the detailed information-sharing provisions of the joint management 
agreement, as they may be applied to the fast-track process.   

Yes / No  

j. Agree that on your behalf the Ministry will provide your notice of decisions to: 

i. anyone invited to comment on the application including relevant local authorities, 
relevant administering agencies, the Minister for the Environment and relevant 
portfolio Ministers, and relevant Māori groups 

ii. the panel convener 

iii. the Environmental Protection Authority (EPA) 

Yes / No 
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k. Sign the notice of decisions letter to the applicant (Appendix 7). 

Yes / No 

Signatures  

 
Ilana Miller 
General Manager, Delivery and Operations 
 
 
 
 
 
 
 
 
Hon Chris Bishop 
Minister for Infrastructure 
 
Date: 
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WRC comment that the applicant has an existing consent application lodged to take groundwater for domestic supply associated 
with the development, that there are currently no allocation issues in the Waipa Aquifer or Waikato River catchment, and that the 
risk of any allocation issues preventing the resource consent application from progressing is low. 
 
We note WRC have not indicated that the application should not be referred.   
 

Ministers 
 

Minister for the Environment  
The Minister confirms the application has been reviewed and has no comments. 
 

Minister for Economic Growth 
The Minister comments that the project could: have substantial economic impacts concentrated in Hamilton in the short and medium 
term; support ongoing economic activity; and increase housing supply, address housing needs and contribute to a well-functioning 
urban environment under section 22(2)(a)(iii) of the Act. 
 

Associate Minister for Housing  
The Associate Minister supports the project being referred to the next stage as it will help increase housing supply and notes that 
Future Proof raised concerns around infrastructure needed to support the project; and anticipates Future Proof or its constituent 
Councils to raise such concerns with the expert panel, should the project be referred.   

Māori Groups - s18(2) 

We note comments received from Māori Groups are more fully incorporated in the section 18 Treaty settlements and other obligations 
report, as s18(l)(i) requires a summary of the comments received by the Minister after inviting comments.      

 
Ngaati Maahanga (Ngaa Uri o Maahanga Trust) 
Ngaati Maahanga comments confirm engagement with the Applicant and development a draft cultural values assessment and 
anticipate this requiring further information to complete if a substantive application is lodged.  
 
Te Whakakitenga o Waikato  
Te Whakakitenga o Waikato support the project being referred to the substantive phase and anticipate further engagement prior to 
lodgement.  

Administering agencies 

Department of Conservation (DOC) 
DOC comment that although there is insufficient information to determine the level of any actual and potential environmental effects, 
but it is adequate for a referral decision, and that with appropriate design and conditions, any such effects can be managed and is 
not aware of any other reason the project should not be referred. 
 
DOC has not identified any competing applications under the Wildlife Act 1953. 

Other person(s) or groups 

We note the following groups were primarily invited to comment and advise on whether there are any matters which may adversely 
affect project delivery.   

Hamilton City Council (HCC) 
The project is in proximity to HCC’s territorial boundary and Waikato District Council has recommended that the project land be 
transferred to HCC’s jurisdiction. 
 
HCC comments indicate concerns around infrastructure (transport, wastewater, water supply and stormwater management) needed 
to support the development, as well as geotechnical and peat issues. 
HCC confirms that the developer has met with their Fast-track Action Team, which highlighted considerable network capacity and 
infrastructure challenges that development of the Brymer site triggers and notes that resolution of these challenges will be costly. 
If approved for Fast-track HCC anticipates addressing all matters listed and feasibility must be at the forefront of consideration. 
 
We note HCC have not indicated that the application should not be referred.   
 

Future Proof Committee (FPC) 
FPC comments that the project is out of sequence, unanticipated development on the Waikato/Hamilton fringe; the land is not 
required to provide sufficient residential capacity in the short, medium or long term; and have concerns around the infrastructure 
(transport, wastewater, water supply and stormwater management) needed to support the development.  
 

Waka Kotahi – New Zealand Transport Agency (NZTA) 
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Statutory framework summary 
 

1. You are the sole decision maker for referral applications. If you accept a referral 
application, then the whole or part of the project will be referred to the fast-track approvals 
process. 

2. If a Treaty settlement, the Marine and Coastal Area (Takutai Moana) Act 2011, the Ngā 
Rohe Moana o Ngā Hapū o Ngāti Porou Act 2019, a Man Whakahono ā Rohe or a joint 
management agreement provides for consideration of any document or procedural 
requirements, you must, where relevant: 

a. Give the document the same or equivalent effect through this process as it would 
have under any specified Act; and 

b. Comply with any applicable procedural requirements. 

3. You must decline a referral application if: 

a. you are satisfied the project does not meet the referral criteria in s22 

b. you are satisfied the project involves an ineligible activity (s5) 

c. you consider you do not have adequate information to inform your decision. 

4. You may decline an application for any other reason, including those set out in s21(5) and 
even if the application meets the s22 referral criteria. 

5. You can decline an application before or after inviting comments under s 17(1). However, 
if comments have been sought and provided within the required time frame, you must 
consider them, along with the referral application, before deciding to decline the 
application. 

6. If you do not decline a referral application at this initial stage you must copy the 
application to, and invite written comments from: 

a. the relevant local authorities, 

b. the Minister for the Environment and relevant portfolio Ministers 

c. the relevant administering agencies 

d. the Māori groups identified by the responsible agency 

e. the owners of Māori land in the project area: 

f. you may provide the application to and invite comments from any other person. 

7. You can request further information from an applicant, any relevant local authority or any 
relevant administering agency at any time before you decide to decline or accept a 
referral application (see section 20 of the Act). 

8. However, if further information has been sought and provided within the required time 
frame you must consider it, along with the referral application, before deciding to decline 
the application. 

 




