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CONCEPT PLAN:

Site Area: 33.3 ha

Stormwater Area: 5 ha

Net Residential Land: 28.3 ha

Density: 14 du/ha gross

Total Yield: 400 lots











CONSULTANTS

EXPERT CONSULTANTS
Discipline Consultant Contact

Ecology Boffa Miskell 

Geotech CMW

Archaeologist CFG Heritage
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Economics Property Economics

Urban Design Urban Acumen  
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Stakeholder Comment

Relevant Local 
Authorities

• Heretaunga Hastings District Council
• Hawkes Bay Regional Council

Mana Whenua • Tamatea Pōkai Whenua
• Ngāti Kahungunu

Administering Agencies • Environmental Protection Agency
• Ministry for Environment

Other Agencies • Ministry of Education 
• Department of Conservation
• NZHPT













 
I hope you are both well. Ko  tōku ingoa. As you may remember, I am a
planning consultant from Woods and I have previously been in touch with you
regarding the CDL Arataki Extension fast track project located on the eastern side of
Havelock North. We engaged with Tamatea Pōkai Whenua (TPW) and local mārae
Ruahāpia on that project and I have valued working through environmental outcomes
with them.
 
Recently we have kicked off another CDL project on the western side of Havelock
North at Middle Road which Ngāti Kahungunu may have an interest in – ‘Middle Road
Project’. Through engagement with TPW we met on site with representatives with
Korongatā Marae and Mihiroa Marae to discuss the project concept on 4 December
2025.  and  recommended that we get in contact with you both.
 
Site Details and Background
The Middle Road Fast-Track area (site) comprises the block of land in west Havelock
North that includes the properties 80, 84, 92, 108, and 148, Middle Road, and 139 Te
Aute Road. The site has a total area of 33.83 ha. The site is north of CDL’s Iona
development which is consented and under construction. The northern boundary of
the site adjoins the Herehere Stream which feeds into the Karamu stream. See
attached site plan for location.

 
The Site is currently zoned Plains Production zone within the Operative Hastings
District Plan which does not provide for urban development. Under the HPUDS, the
Middle Road land (in part) was identified as a Reserve Growth Area. The Draft Napier–
Hastings Future Development Strategy 2024–2054 (FDS) assessed the site as a
potential growth area at the edge of Havelock. The technical analysis considered the
site suitable for future urban development. However, the final FDS approval by the
local Councillors (7-6 vote) did not include the Middle Road site. I understand this was
due to their concerns on the highly productive soils position.
 
Middle Road FT Project
Given this context, CDL is now looking to progress urban residential development
across the site through the Fast-track Approvals Act 2024 (FTAA). Initially this will
include a Referral application under the FTAA, which if successful, will be quickly
followed by a Substantive Application through mid 2026. Work has commenced to
progress an initial masterplan / scheme which will be refined through expert
consultant inputs and stakeholder engagement. At this stage, we are looking to
provide for 350 – 400 residential lots across the site.
 
Referral Application Information:
The Referral application must provide enough detail for the Minister for Infrastructure



(who is advised by the MfE) to decide whether a project should enter the Fast-track
pathway. While this stage does not require the full technical reporting that would
support a future Substantive Application, the information provided needs to give
confidence that the project is suitable, feasible, and consistent with the purpose of
the FTAA.
The Referral must include sufficient information about the site, the Project and its
potential effects, identify the approvals likely to be required, and provide evidence of
consultation. The MfE reviews the application and provides advice to the Minister,
who then decides whether to accept or decline the Referral.
 
Mana Whenua Engagement:
As mentioned above, we have held initial hui with Korongatā Marae and Mihiroa
Marae on 4 December 2025 and facilitated by TPW. We have provided them a copy of
the ‘concept plan’ (attached) to provide any initial feedback, identify opportunities, or
concerns. We are particularly interested in exploring opportunities for meaningful
involvement of mana whenua in the ongoing development of the masterplan and
design, ensuring that cultural values and environmental outcomes are appropriately
reflected.
 
Timeframes:
CDL is aiming to lodge the referral application in the first quarter of 2026. Masterplan
development has commenced, with the concept plan and expert reports due early
February. While this phase of the project is progressing quickly, we recognise the
importance of allowing adequate time for mana whenua engagement and input. There
will be further opportunity to explore the design detail in greater depth as part of the
future substantive application, should CDL be successful with the referral.
 
Next Steps:
We welcome Ngāti Kahungunu to provide any feedback on the project that they may
have. In the first instance I have sent this background email for you to digest, but I’d be
happy to reach out by phone call / arrange any onsite hui required by yourselves in the
new year to dive into engagement. In the meantime, should you have any questions or
require clarification on any of the above, don’t hesitate to reach out to myself or

 (cc’d). All the best for your summer break and Meri Kirihimete.
 
Ngā mihi nui,

(Holiday leave: 22 December 2025 – 9 January 2026)

 

Senior Associate Planner



​​​​BPlan (Hons)

+64 29 
woods.co.nz
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Project Background

Project is for a Fast-track referral to enable the residential urbanisation of the landholdings.

Site is not zoned residential (Plains Production) and the Fast-track process provides a consenting pathway to occur in lieu of urban
zoning.

Project Area comprises 30ha of CDL landholdings.

McKenna Block (3ha) will not be included as part of the proposed application site area for the referral, however, expert reporting and the
masterplan has covered this block.

The proposed stormwater approach involves dry detention basins that remain grassed and only hold water during heavy rainfall events.
A substantial area of open space is included in the current masterplan.

CDL has undertaken engagement with HDC and HBRC around the Herehere Stream. Key environmental matters discussed included:

HDC preference for a more naturalised approach to waterways and landscapes.

Recently released HDC documents provide design and planting guidelines for stream enhancement.

Observations regarding bank erosion, weed management, and overall stream health within the site.

Reference to the stream response north of Te Aute Road - HDC does not want replicated on this site.

HBRC will be the regulatory arm for the approvals process for works alongside the stream. HDC is the asset manager.
 
Mana Whenua Site Visit Feedback
Initial feedback from iwi from the earlier site visit included:

Natural stormwater management responses noting the importance of Herehere Stream
Whether there were natural wastewater management options – concern about health of waterways
Soil classification / highly productive land concerns (noting Councillor votes)
Housing density and typology – discussion around smaller house sites and concern about liveability of such lots

 
Referral Application Process

The approach for a referral application is to prove ‘proof of concept’ for the development.
The masterplan submitted as part of the referral application is conceptual and subject to further stakeholder engagement and
detailed design at the future substantive application phase.
Reports being prepared are high-level for the referral application stage.
CDL are targeting lodgement at the end of March 2026.
We understand that the referral approval process takes approximately 2 – 3 months with a decision made by Minister Chris Bishop.
If accepted, the project moves into the Substantive stage, where detailed technical input and engagement will occur.

 
Mana Whenua Involvement

TPW advised that the development will require a Cultural Values Assessment (CVA) due to the scale of development and proximity to
the stream system.

TPW advised that early involvement is important to avoid iwi being consulted late in the process.
Agreed that ongoing engagement with parties is preferred process for both CDL and TPW so that meaningful input can be achieved.
Due to tight timeframes, agreed it is not possible to get a CVA completed prior to lodgement of the referral application. However,
process can commence in parallel with the referral application, allowing it to be incorporated during the Substantive stage.
TPW to discuss the project internally with relevant mana whenua representatives and confirm which hapū would like to be involved in
engagement.
It was noted that while a further site visit would be beneficial, an online session would allow mana whenua to first gain a clear
understanding of the project
TPW to reach out to reps to confirm if an online meeting with iwi representatives can be arranged this month to provide an update on
the project and confirm next steps for engagement.

 
I trust the above meeting minutes capture our hui accurately. Please let me know if I have omitted anything that you would like recorded.
 
 
Next Steps
We felt the above was a very useful discussion and I appreciate your pragmatic approach to mana whenua involvement given the tight
programme. We understand from our discussion that it will not be possible to complete a CVA prior to lodgement of the referral application
at the end of March. However, we agree that a CVA will be an important component of the project moving forward.
 
Our understanding from the meeting is that the CVA process could commence in parallel while the referral application is with the Minister
for consideration, with the completed assessment then informing the substantive application stage should the project proceed to the Fast-
track process. At this stage, I am keen for the referral documentation to focus on high-level principles and values, reflecting the discussions
held to date with mana whenua and any additional feedback provided prior to lodgement. The more detailed aspects of design and
development outcomes would then be worked through collaboratively during the substantive stage. This would include matters such as the





















Ensuring lot sizes and housing types support whānau living and affordability.
Concern over small lot sizes was raised. The project team talked about wanting to provide options for lower house price points with
some smaller lot options and maintaining growth close to central Havelock North.

 
Environmental and Water Matters

Mana whenua emphasised the importance of naturalising the development, noting a strong preference for natural solutions wherever
feasible
Wastewater management was raised as a significant concern in the district for mana whenua values.
The project team noted that they had been made aware of the wastewater capacity issue by Council this week and are committed to
finding a good solution for this development.
Representatives encouraged natural treatment approaches as an option and stressed the importance of improving the health of the
Herehere and Karamu streams.
Reuse options (e.g., rain tanks) were also discussed. Noted that the site sits on an aquifer. Discussed whether this could be used for
potable water, but noted the importance of maintaining the hydrology of the aquifer for the health of the stream systems.
Representatives advised that Dr Anthony Cole has been assisting mana whenua on other projects by evaluating complex proposals
and could potentially support this process here.
Encouraged the project team to consider natural wastewater options such as oxidation ponds.
Discussed existing watercourses that run across the site. These are farm drains with small incised channels that connect to Te Aute
Road and Herehere Stream. Acknowledged that there will need to be a stormwater management approach that links water into the
Herehere Stream and across the site.

 
Highly Productive Soils and Planning Context

Concerns were raised by representatives regarding the potential loss of highly productive soils.
We discussed the political nature of the site’s exclusion from the Future Development Strategy and the rationale for pursuing the fast-
track pathway. The vote margin within Council was only one vote.
Technical assessments indicate the land is not practically highly productive given surrounding constraints such as existing urban area
on three sides and small land parcels. CDL understand that the Council officers (rather than elected representatives) are supportive
of the urbanisation of this land.
The project team explained why CDL is seeking referral under the Fast-Track Approvals Act:

The current zoning and political environment mean the site cannot progress through standard plan change pathway with the
District Council.
Referral provides an alternative, central government decision making option to address housing needs while recognising local
political complexities.

The project team noted it is acceptable for mana whenua to hold differing views on the urbanisation of highly productive land.
 
Herehere Stream Corridor

The Herehere Stream forms part of the northern boundary of the site and is important to mana whenua. This stream connects to the
larger Karamu Stream to the north.
Mana whenua described the poor existing water quality within these waterways and voiced their commitment to improving ecological
outcomes.
Noted that tuna live in the awa and locals feed the tuna.
The project team asked whether mana whenua would support:

Opening the stream corridor to the public as part of a recreational reserve network; or
Retaining it as a private, non-publicly accessible space.

Mana whenua acknowledged benefits to both approaches and requested time to consider the implications.
The project team outlined their preliminary preference for public access due to improved stewardship and enhanced connection
between residents and the local environment.

 
Cultural Workstreams

Representatives will seek guidance from kaumātua as cultural mapping is still underway.
A Cultural Health Inventory (CHI) needs to be undertaken by mana whenua to understand the cultural status of the site and determine
whether a Cultural Value Assessment (CVA) is required.
Representatives indicated they may directly contact / work with Te Heipora on a combined assessment.
Recommended that CDL contact Ngāti Kahungunu to advise them directly of the project.
Noted that larger workstream currently underway in the district to identify and record sites of cultural significance. Representatives to
advise if any sites apply to this site so that appropriate measures can be taken to avoid or give reference to what is known. Noted that
representatives have a preferred archaeologist. The project team advised that they are welcome to provide their input directly to the
project.
CDL will share archaeological reporting prepared by CFG Archaeology once this is available.
Hapū representatives will explore potential Māori names for the development.

 
Next Steps

Mana whenua to consult kaumātua regarding site history and cultural values and ddvise CDL so that any relevant information can be
adopted into the master planning process.
Representatives to advise what output (i.e. CVA) will be needed for the development following their CHI.
CDL to circulate updated concept plans before Christmas for feedback in the new year.
CDL to share archaeological reporting once completed.
Further hui to be arranged as required.



Timeframes to lodge documentation:
Stage 1: Referral application (concept master planning) end of February 2026 / early March 2026.
Stage 2: Substantive application (full design and resource consent) to follow in July – October 2026.

 
Main takeaway: mana whenua representatives expressed a clear aspiration for the development to adopt natural design options where
possible, respect the whenua, and actively enhance the environmental and cultural health of the site and waterways.
 

​​​​
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BPlan (Hons)
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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
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Looking South, Te Aute Road BridgeView of From Middle Road













Referral Application Information:
The Referral application must provide enough detail for the Minister for Infrastructure
(who is advised by the MfE) to decide whether a project should enter the Fast-track
pathway. While this stage does not require the full technical reporting that would
support a future Substantive Application, the information provided needs to give
confidence that the project is suitable, feasible, and consistent with the purpose of
the FTAA.
The Referral must include sufficient information about the site, the Project and its
potential effects, identify the approvals likely to be required, and provide evidence of
consultation. The MfE reviews the application and provides advice to the Minister,
who then decides whether to accept or decline the Referral.
 
Mana Whenua Engagement:

We would like to engage with mana whenua to introduce the project and share
the aspirations for the site. CDL would like to begin this process on a fresh
footing with the local hapū, with a focus on building a constructive relationship
as we move forward together for this new development project.
In this regard, we would value the opportunity to meet with hapū representatives
over the next month to discuss the project at a conceptual level and hear any
initial feedback, opportunities, or concerns. We are particularly interested in
exploring opportunities for meaningful involvement of mana whenua in the
ongoing development of the masterplan and design, ensuring that cultural
values and environmental outcomes are appropriately reflected.
We also appreciate the time and expertise involved in participating in such
discussions and are happy to provide remuneration for mana whenua input into
the project.

 
Timeframes:
CDL is aiming to lodge the referral application in the first quarter of 2026. Masterplan
development commenced last week, with the concept plan finalisation and draft
expert reports due mid-December. While this phase of the project is progressing
quickly, we recognise the importance of allowing adequate time for mana whenua
engagement and input. There will be further opportunity to explore the design detail in
greater depth as part of the future substantive application, should CDL be successful
with the referral.
 
Should you have any questions or require clarification on any of the above, don’t
hesitate to reach out to myself or 
 
Kind regards & ngā mihi nui,
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Based on the information provided DOC advises that:  

• A Wildlife Approval is required if there is protected wildlife on site and 

the project will affect that wildlife. The application for wildlife 

approval needs to include all the information listed in Schedule 7, 

Clause 2 (FTTA).  

• DOC understands that demonstrating ‘best practice methods’ through 

documents such as management plans can’t be deferred to 

a subsequent Lizard Management Plan as there is no mechanism 

for subsequent approvals in the FTAA. As such, it is recommended that 

all potential approvals are sought as part of the FTAA process, which is 

supported by a comprehensive ecological assessment.  

• To obtain a wildlife approval DOC strongly recommends that the 

applicant undertakes a baseline survey and, if lizards are found to 

be present, develop a Lizard Management Plan which 

documents:  

• The location of any species present and their number and 

location. It is noted that lizards are extremely difficult to detect 

unless best practice methods are used;  

• Actual and potential effect on any lizard species found to be 

present.  

• Details of avoidance and mitigation methods.  

• Methods to salvage and relocate lizards, including identifying and 

preparing release sites. Methods should be guided by species 

threat status (noting there are constraints on relocating lizards 

and specific consideration should be given to 

providing appropriate relocation sites).  

• Duration – DOC would anticipate a wildlife approval, if necessary, 

will be required for activities for the duration of the construction 

phase.  

• Confirmation should be provided if there are any works proposed within 

waterways, including enhancement activities. It is recommended that 

the Applicant provide a stocktake of any current fish barriers present on 

the site and advise of any works to remove or alter them. The Applicant 

should be aware of the Freshwater Fisheries Regulations and should 

confirm whether any approvals are required. It is noted that there are 

records of Threatened, Nationally Vulnerable (inanga) and At Risk, 

Declining (longfin eel, common smelt) freshwater fish in this locality. 

Treaty partners: 
Treaty partners with interests relevant to the project area include: 

• Ngāti Kahungunu 

• Heretaunga Tamatea  

 



We encourage the applicant to engage directly with relevant Māori groups as 

required by section 29 of the Act. 

Treaty Settlement 

implications/considerations: 

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

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

that this will form part of the section 18 report prepared by MFE.  

 

Potential Resource Management 

Act (RMA) considerations and 

effects: 

Note: DOC’s role in relation to 

53(2)(m)(i) FTAA 

As pre-lodgement consultation was preliminary in nature, very high-level RMA 
commentary has been provided. Some primary considerations for DOC 
include:  

• That the relevant biodiversity and environmental effects are considered 
as part of the full and comprehensive AEE included with the future 
application and shall specifically address the presence and management 
of lizards, birds, bats, threatened plant species and freshwater values.  

DOC Statutory Planning Document 

considerations in relation to site 

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

The site does not contain any Public Conservation Land. 

Consideration should be given to the Hawke’s Bay Conservation Management 

Strategy 1994 (HBCMS). Particular consideration should be given to: 

• Maintaining any existing ecological corridors 

• Protecting or rehabilitating any wetlands 

• Maintaining native animal species including freshwater fisheries values 

• Providing for fish passage. 

Any specific information requests 

to applicant(s)/agent for pre-app 

engagement at this point:  

DOC encourages the Applicant to engage further with DOC prior to lodging a  

substantive application. 

Any further 

information/considerations: 

It is recommended that the Applicant undertake Site surveys to determine the 

presence, or not, of threatened species on the Site and specifically address the 

same in the application documents. A Wildlife approval may be required. 

Confirmation should be provided if there are any works proposed within 

waterways, including enhancement activities. It is recommended that the 

Applicant provide a stocktake of any current fish barriers present on the site 

and advise of any works to remove or alter them. The Applicant should be 

aware of the Freshwater Fisheries Regulations and confirm whether any 

approvals are required.  

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

lodgement consultation, it is the applicants’ responsibility to comply 

with the FTAA and to ensure they have applied for all permissions they need.   

Guidance for applying for a wildlife approval under the Fast-track Approvals Act 
2024 can be viewed here: Guidance for applying for a wildlife approval 

DOC encourages the applicant to share draft application documents so that 

feedback can be provided on how it views alignment with information 

requirements of Schedule 7 of the FTAA, noting DOC is unable to request 

further information once a completeness check is commenced by the EPA.  



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

to comment on the application (NZCA, conservation boards, Fish and Game 

Council, and Game Animal Council). We encourage applicants to engage with 

these bodies in advance of filing a substantive application.  

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

lodgement consultation, it is the applicants’ responsibility to comply 

with the FTAA and to ensure they have applied for all permissions they need.   

It is recommended that the information provided in any substantive application 

prepared under the Fast-track Approvals Act 2024 be separated out by the 

various approvals sought (if multiple approvals required) and all information 

requirements are addressed for each approval sought. 
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Birds 

- A wide range of species are present in the wider area, and common species such kererū (Hemiphaga 
novaeseelandiae), pūkeko (Porphyrio m. melanotus) and tui (Prosthemadera novaeseelandiae) are likely 

to be present.  The site has low value for forest, coastal or wetland species.   

- We do not consider there to be risks to threatened bird species.  We propose undertaking pre-felling 

checks to avoid disturbing nesting native birds during the nesting season. 

Bats 

- Longtailed bats (Chalinolobus tuberculatus) have a “Threatened - Nationally Critical” threat status, forage 

over wide areas and change roost locations frequently.  Bat roosts are located in large trees.   

- The DoC bat database has one record 9 km west of the site and three further records 25 km west of the 

site at Mohi Bush. While there are some potential roost trees within the site, habitat is generally low value 

and bats are unlikely to be present. 

- To minimise risk to bats, we propose to implement pre-felling roost checks on any potential roost trees, in 

accordance with DoC protocols. 

Lizards  

- Native herpetofauna are generally not present in intensively farmed areas but may persist in refuge 

habitats such as fencelines and debris piles.   

- A total of ten native lizard species (six skink and four gecko) have been recorded within 50 km of the site, 

but some of these favour forest or coastal habitats.  Species most likely to be present here are Northern 

grass skink (Oligosoma polychroma, Not Threatened) and Hawke’s Bay skink (Oligosoma auroraense, 

Threatened, Nationally Endangered). 

- Most of the site is unsuitable for lizards, being intensively farmed.  There are no stands of native trees.  

Most of the trees present are recent, and the site is poorly connected to potential recolonisation sources.  

There are a few refuge areas of rank grass, hedge rows and garden beds. 

- We propose to undertake a field assessment to determine the need for a Wildlife Permit and Lizard 

Management Plan. 

 

 

 
Senior Principal 
Boffa Miskell 
23 January 2026 

















PROJECT BACKGROUND

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 33.83 ha 

of land across seven titles owned by CDL at 80, 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 350 to 400 lots. 

• The intended subdivision layout will provide for a range of 
lot sizes to enable conventional residential development, 
along with medium density development opportunities.



SITE PLAN



SITE PHOTOSIona Stormwater Device

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

View of Herehere Stream From Middle Road



SITE PHOTOSView towards Middle Road from the Site

Shelter Belt & View of Pasture View of Iona Pond and Southern Site Area

View from Middle Road Looking West











CONCEPT PLAN

CONCEPT PLAN:

Site Area: 33.5 ha

Stormwater Area: 5.5 ha

Net Residential Land: 27.8 ha

Density: 14 du/ha gross

Total Yield: Approximately 350 - 400 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

Contamination 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.

• Initial project meeting held with 
HBRC and HDC.

• Ongoing discussions with both for 
technical input.

Mana Whenua • Tamatea Pōkai Whenua.
• Ngāti Kahungunu.

• Site meeting held with mana 
whenua with ongoing engagement 
anticipated. 

Administering 
Agencies

• Environmental Protection Agency.
• Ministry for Environment.

• EPA have deferred to MfE.
• MfE has been contacted.

Other Agencies • Department of Conservation.
• HNZPT.

• Meeting held with HNZPT.
• DOC engagement is underway.

Rural Neighbours • 84, 150 Middle Road.
• 147, 167, 169 Te Aute Road.

• CDL undertaking rural neighbour 
consultation. Early engagement 
suggests general support for 
urbanisation.
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meeting. FM and EH said this can be raised the next time they meet mana whenua. DK asked if MC 
has engaged with iwi on the site and MC said not at this stage.  

DR asked if, in Woods opinion, if the project had a good chance of being accepted into the fast-track 
project, and EH said yes, they think it satisfies the FTAA criteria for referrals. EH also said the normal 
consenting/private plan change process would be very difficult to achieve in the current 
planning/legislative context.  

RB asked if the CDL owns all the land – EH replied yes, or if not owned, it's under contract. in the 
affirmative. RB mentioned that a project this large needed an archaeological management plan and 
they need to identify the features through the project archaeologist.  

RB asked if there would be a standard set of conditions and MC said yes, pretty standard wording and 
conditions. 

RB asked the approximate timelines. EH said they are thinking of applying for referral at the end of 
February and that there is approximately a three month period for that process under the EPA, and 
after that the substantive application stage. 

 

Additional Information Required: 

Archaeological Authority during the substantive phase 

Site visit details 

Archaeological Management Plan 

Action Steps: 

Applicant: 

• Open to feedback and how we want to respond.  

• Will get in touch during the substantive phase. 

• Contact HNZPT as and when required. 

 

Heritage New Zealand Pouhere Taonga: 

• Continue engagement to be involved in archaeological process. 

• Send comment / feedback on draft documents. 

• Make Fast Track comment and prepare documents when the time comes.  

 

 





PROJECT BACKGROUND



SITE PLAN



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





84 Middle Road



Archaeological Assessment

Archaeological Assessment

Prepared by:  – CFG Heritage

Recommendations

These recommendations are only made based on the archaeological and heritage potential 
that has been outlined above. Any other values associated with special interest groups, 
including tangata whenua, can only be determined by them. It is recommended that:

• Further research is undertaken into the villas to be retained, including site visits;

• An authority to modify or destroy any archaeological sites and features in the project 
area be applied for from The Environmental Protection Authority under Section 42(4)(i) 
and Schedule 8 of the Fast-Track Approvals Act 2024 during the Substantive Application;

• Since archaeological survey cannot always detect sites of traditional significance to 
Māori, or wahi tapu, the appropriate mana whenua authorities should be consulted 
regarding the possible existence of such sites, and the recommendations in this report.



Mana Whenua Engagement

Mana Whenua Engagement

Tamatea Pōkai Whenua & Ngāti Kahungunu - Site Meeting on the 4th of December 2025

1. Partnership and Communication

• Mana whenua emphasised the need for ongoing, transparent engagement to build and maintain trust, supported by clear 
early communication of the masterplan direction and informed by a Cultural Health Index for the site.

2. Herehere Stream (Northern Boundary)

• Protecting and enhancing the health of Herehere Stream is a primary priority, with expectations for high-quality 
environmental outcomes and early baseline water quality sampling to inform design.

3. Stormwater Layout and Land Allocation

• Stormwater infrastructure to double as open space. Ensure the health of the Herehere stream and reflect the flow of 
water through the site. 

4. Wastewater Capacity Concerns

• Mana Whenua concerns were raised about existing wastewater capacity, with a strong expectation that the project 
delivers solutions exceeding current council standards in response to known iwi sensitivities.

5. Preference for Natural Systems

• Mana whenua strongly favour naturalised, soft-engineering approaches and expect the project to avoid hard-engineered 
treatments, particularly in contrast to recent poor practice observed along Herehere Stream.

6. Te Aute Road / Herehere Stream Interface

• The constrained road environment limits conventional pedestrian crossings, requiring more innovative solutions, 
potentially involving stream-based connections and integration with existing community infrastructure.





























Thanks for your email, please find below CDL's response in red below confirming each of
your points.
 
As discussed, we will include this email as a part of our application's neighbour
consultation package. 
 
If you any questions please let me know otherwise I will be in touch as CDL's referral
application unfolds.
 
Thanks
 

General Manager/Senior Development Manager

CDL LAND NEW ZEALAND LTD
M   | T +64 9  | E 

 

 
 

From:  <
Sent: Tuesday, March 24, 2026 1:16 PM
To:   <
Subject: Re: CDL - Fast Track Referral Application - Neighbor Consultation
 
[CAUTION: This is an external email from  Please exercise with care.]

 

Hi 

 
Please see below the advice we have received from our solicitor.
Please include this in the approval document and then we will be 
able to sign it off.
 
 
We will consider providing support for this initial stage of the fast‑track application process, provided
CDL acknowledges the following points:

(a) We are doing so at its request and are providing general support for the overall development, not
for our property being included in the development;CDL Comment - Yes understood and
acknowledged.
(b) We are not committing to entering into negotiations with CDL regarding the possible sale of our
property and, at this stage, we do not intend for our property to be included in the area proposed to
be developed by CDL; and CDL Comment - Yes understood and acknowledged.
(c) If the application proceeds to the substantive application stage of the fast‑track approval process,







I am next down in Havelock on the 18th of March and would be happy to give you a detailed
update if you would like otherwise we will be working towards lodging the application at the
end of March. 
 
As always if you have any question please let me know
 
Cheers
 

General Manager/Senior Development Manager

CDL LAND NEW ZEALAND LTD
M   | T +64 9  | E 

 

 

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:
Subject: Re: CDL Land - Upcoming Fast Track Referral Application
Date: Wednesday, 18 March 2026 9:46:42 am
Attachments: Outlook-onosvfie.png

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

Hi there 

Thank you for meeting with me to discuss the fast-track plan and referral process for
the Middle Road site.

We are broadly supportive of your application and are happy for our support to be
included in the referral application.

Thanks

Ngā mihi

From:   <
Sent: Tuesday, March 03, 2026 4:20 PM
To:   <
Subject: CDL Land - Upcoming Fast Track Referral Application

Good Afternoon , 

Hope all is well. 

It has been a while since we were last in contact through the Napier Hastings FDS process
last year which as you know resulted in the removal of CDL's landholding as a future
residential area in Havelock. Subsequent to the disappointing news CDL Land New
Zealand has decided to pursue an alternative consenting pathway through the Fast Track
Act 2024. As part of any application we need to formally consult with each of our
neighbours to discuss the potential development our landholdings

I have attached a copy of the formal consultation letter and a separate attachment
showing the concept plans. Please note these are concept plans and the design will likely
be amended somewhat if our referral application is accepted.

If you would like, I would be happy to meet you onsite to further explain the attached
proposal and answer any question you may have.



At this stage I am next down in Havelock Wednesday the 18th of Friday the 20th if either of
these dates work. 

Thanks

General Manager/Senior Development Manager
CDL LAND NEW ZEALAND LTD
M   | T +64 9  | E 

 

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.








