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Memorandum on Completeness and Scope 

File FTAA-2608-1284 

Application Brymer Farms 

To Manager LOA/ Team Leader LOA 

From  

Date 23 September 2026 

Subject Assessment whether the application complies with section 46(2) of the Fast-track 
Approvals Act 2024 

Purpose 

1. The purpose of this memo is to assist you in making your decision on whether the Brymer Farms 

application, lodged by Brymer Farms Limited (the Applicant), received by the Fast-track Team on 

24/08/2026 complies with the requirements of section 46(2) of the Fast-track Approvals Act 2024 (the 

Act). 

Decision-maker 

2. You have delegated authority to make the decision under section 46 of the Act under the instrument 

of delegation dated 31 March 2026. 

Conflict of interest 

3. I confirm that I do not have any conflict of interest in this matter that would prevent me making this 

assessment. 

The application 

4. For projects listed in Schedule 2 of the Act and referred projects, authorised persons may lodge a 

substantive application for approvals available under the Act.  

5. The Application was referred by the Minister for inclusion in the Fast-track consenting process under 

section 28 of the Act. The Minister accepted the referral application on 3 September 2025 and 

notified the EPA of the decision on the referral application on 4 September 2025.  
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6. The Application was lodged on 24 August 2026. The EPA must, in consultation with the relevant 

administering agencies and relevant consent authorities, decide whether this substantive 

application complies with section 46 of the Act within 15 working days of the lodgement of the 

application (but may be longer where the EPA has requested further information from the applicant 

under section 46(2B)). This application was subject to a further information request therefore the 

date by which the EPA must make a decision under 46 is 23 September 2026.  

7. As set out in more detail below, the EPA must decide whether the application is complete and either: 

• Notify the Panel Convener they can set up an expert consenting panel to make a decision on the 

application (if complete and within scope); or  

• return it to the person who lodged it (if incomplete and/or not within scope). 

Project and Scope 

8. The referred project is described in the section 28 Notice as: 

The project is described as a master-planned residential and mixed-use development and involves the 

construction and operation of:  

• 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)  

• open spaces including ecological restoration/offsetting, retention of natural wetlands and 

riparian revegetation 

• transport infrastructure including local roads, cycle connections and pedestrian pathways 

• services infrastructure including a pump station, water discharge, takes and treatment areas, 

stormwater ponds and use of existing water bores.  

 

9. The application describes the following activity: 

Brymer Farms is a comprehensively planned, multi-staged residential development providing for the 

urbanisation and subdivision of the Project Site. The Project seeks the land use, environmental, 

subdivision and associated infrastructure consents required to enable its progressive and coordinated 

development. 

The project includes:  

• A comprehensive residential development, associated earthworks and subdivision, comprising 

approximately 1043 residential units and public open space;  

• A 0.67 ha neighbourhood centre with 2184 m2 commercial GFA;   

• Construction of three waters infrastructure and transport.   

 

10. Volume 2 of the application material details the key differences between the referred project and the 

substantive application:  
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The residential yield has reduced from approximately 1,650 units to approximately 1,043 units, 

including approximately 248 apartments.  

 

The 250-unit retirement village has been removed. The relevant land has been incorporated into the 

wider residential masterplan and will accommodate a range of apartments, terraced and duplex 

dwellings and detached dwellings.  

 

The neighbourhood centre has increased from approximately 0.3 hectares to approximately 0.67 

hectares. It has been developed into a more detailed mixed-use proposal providing approximately 

2,184 m² of commercial gross floor area, together with office and residential activities. Its purpose 

remains neighbourhood-scale and principally directed towards meeting residents’ day-to-day needs.  

 

The open-space and ecological proposals have been refined through detailed ecological, landscape, 

stormwater, hydrological and urban-design assessments. The substantive application retains and 

restores a number of wetlands and freshwater margins and provides ecological restoration, offsetting 

and compensation. It also proposes the removal of Wetlands K, L, M and N, comprising approximately 

0.514 hectares, and approximately 133 metres of the modified ephemeral watercourse W2a. Those 

effects and the proposed response are addressed in the Ecological Impact Assessment and 

management plans in Appendix 23.  

 

The transport network has been developed in greater detail. Stage 1 and Stage 1A will have separate 

access arrangements, while the balance of the Project will be served by an integrated road network 

ultimately connecting Grandview Road with State Highway 23. The network continues to perform the 

referred Project’s function of serving the development and connecting it with the surrounding urban 

and transport networks.  

 

The servicing strategy has been refined through engineering assessment and consultation with the 

relevant infrastructure providers. The principal urban development will connect to the IAWAI reticulated 

water-supply and wastewater networks. The eight Stage 1A rural-residential lots will use on-site 

wastewater systems and separate non-potable and firefighting-water arrangements. The Project will 

also include integrated stormwater treatment, attenuation, conveyance and groundwater-recharge 

measures. 

 

The substantive application seeks resource-consent approvals but does not include a Wildlife Act 1953 

approval. The Wildlife Act approval associated with lizard handling, capture and relocation is being 

progressed separately. An archaeological authority is also being progressed separately under the 

Heritage New Zealand Pouhere Taonga Act 2014. 
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11. The application also includes a legal memo which describes two key reductions in scope in the 

application:  

• Reduction in number of residential units from approximately 1,650 to 1,200; and 

• Removal of the retirement village component (although some “retirement living” units might 

still be offered depending on market conditions). 

 

12. The memo states that:  

Neither of these changes involve the addition of a different type of activity to the activities referred 

to in the Project Description. Rather, they are changes to the type, number and location of 

residential units that will be provided as part of the “master-planned residential and mixed-use 

development.” It is clear from the Jones and Wedd decision that reductions in scope can relate to 

quantity (such as volumes of material or numbers of houses) as well as staging and location of the 

relevant activity type. The use of flexible and inclusive language (“approximately” and “including”) 

is consistent with the approach taken by the Court in Jones and Wedd whereby the Project 

Description sets an outer but not an inner limit. 

 

13. During the consultation on completeness, Hamilton City Council (HCC) raised several scope 

concerns, including: 

• A road access is now proposed incorporating a property that did not form part of the referral 

application (the Grandview Road access)  

• Unidentified prohibited activity consents  

• Inclusion of land within HCC boundaries not identified in the referral application.  

• Yield reduction and retirement village deletion  

• A lack of meaningful engagement with HCC.  

A full copy of HCC's consultation response is available in Appendix 1.  

 

14. Having reviewed the application materials, including the applicant’s legal memo and RFI response, 

the EPA considers that the substantive application relates solely to the referred project for the 

following reasons.  I address each of these potential scope issues below:  

 

Reduction in Residential Unit Yield and Removal of Retirement Village 

15. Reducing the project yield from approximately 1,650 to 1,043 residential units is a reduction in scale 

rather than a change to the project's character. In Jones v Environmental Protection Authority, the 

High Court found that the project description in Schedule 2 of the Act did not set an "inner limit".  I 

consider that finding is analogous to the referred project description.  A project may be scaled back 

or refined prior to substantive lodgement, provided no new, unreferred activities are added. Also, 
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similar to Jones, the referral notice uses the word "approximately" to describe the amount of 

residential units, which suggests flexibility rather than a rigid number. 

16. The referral notice describes the development as comprising "approximately 1,650 residential units, 

including a 250-unit retirement village". I consider that removing the retirement component remains 

within the scope of the referred "residential units" activity in applying Jones.  The term “including” in 

the referral notice indicates that retirement village is a sub-component of the residential units, 

rather than a separate, non-residential activity.   

 

Increase in the neighbourhood centre 

17. The increase in the neighbourhood centre size (from 0.3 ha to 0.67 ha). Section 2.3 of the AEE states 

that the neighbourhood centre “...has been developed into a more detailed mixed-use proposal 

providing approximately 2,184 m² of commercial gross floor area, together with office and residential 

activities. Its purpose remains neighbourhood-scale and principally directed towards meeting 

residents’ day-to-day needs.”   

18. The size of this increase (0.37 ha) is small compared with the total size of the project site 

(approximately 81 ha).    In my opinion, the neighbourhood centre and in particular any increase in 

its size remains an activity that is involved in, or that supports and is subsidiary to, the “project”, as 

it’s defined in section 4 of the Act.  

 

The Grandview Road Access 

19. The EPA requested further information on this issue from the Applicant under section 46(2A) of the 

Act (the RFI).  The RFI, following consultation with HCC, raised concerns with the addition of a road 

access which did not form part of the referral application (Grandview Road).  The applicant’s 

responses included an additional legal memo, responding to these scope questions.  The memo 

states “As explained in the Scope Opinion, the Referral Decision in this case describes the Project as 

“including … transport infrastructure including local roads, cycle connections and pedestrian 

pathways …”. It therefore clearly contemplates roading connections, such as the proposed Grandview 

Road access, providing connections to the master-planned development. “Counsel noted that HCC’s 

concern regarding traffic effects on adjoining neighbours confuses the substantive effects 

assessment (which is for the Expert Panel to evaluate) with the threshold statutory test of scope 

under s 46(2)(b). I agree with this assessment. 

 

Prohibited Activity Consents 

20. HCC raised concerns during consultation that a prohibited activity had not been included in the 

referral application.  Regarding the NES-Freshwater prohibited activity status issue raised by HCC, 

the applicant’s counsel advised, following the RFI, that the physical wetland works were described in 

the referral application, even if the specific "prohibited" activity classification was not explicitly 

named. Sections 21(7) and 41(5) of the FTAA explicitly allows applications involving prohibited 

activities to be referred to and granted by an Expert Panel. I agree with the applicant’s assessment 
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that clarifying an activity's statutory classification prior to panel referral is a matter of completeness 

and merit evaluation, not a change in project scope. The EPA must assess the application against the 

referred project as described in the section 28 notice.  The project description notes there will be 

“construction and operation of open spaces including...retention of natural wetlands and riparian 

revegetation”.  The physical wetland works fall within scope when assessed against the wording of 

the project description.  

Inclusion of land within HCC boundaries not identified in the referral application. 

21. HCC also noted that land had been included within HCC’s territorial boundary at 10 Harrogate Place 

and 234 Grandview Road which was not identified in the referral application.   However, under the 

Act the EPA must make its scope assessment based on the referred project as described in the 

section 28 notice, not the referral application.  The section 28 notice describes the project as 

including "transport infrastructure including local roads, cycle connections and pedestrian 

pathways" to service the development and I consider that this activity falls within this description. In 

its RFI response the applicant stated that “The inclusion of the Grandview Road connection in the 

substantive application therefore represents a refinement of the Project arising through the pre-

lodgement consultation and technical assessment process, rather than an unrelated addition to the 

referred Project”. While incorporating these access parcels formally triggers HCC’s nomination as a 

relevant local authority under the Fast-track Approvals Act 2024, providing supporting transport 

links remains subsidiary to the primary residential development and I consider that it remains within 

scope under section 46(2)(b).  

A lack of meaningful engagement with HCC. 

22. The concern raised regarding a lack of meaningful pre-lodgement engagement with HCC goes to 

procedural implementation and substantive merits rather than constituting a threshold bar to 

project scope under section 46(2)(b).  

Wildlife Act Approval Exclusion 

23. Progressing the Wildlife Act 1953 authorization separately through the Department of Conservation 

rather than seeking it through the fast-track application bundle is a permissible procedural 

refinement that does not alter project scope under section 46(2)(b) 

 

24. Having reviewed the application materials, including the applicant’s legal memo, I consider that the 

substantive application relates solely to the referred project for the purposes of s 46(2)(b) of the Fast-

track Approvals Act 2024.  
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Fast-track consenting application process 

Legislative context 

25. The EPA must decide, in consultation with relevant administering agencies and consent authorities, 

whether the substantive application complies with section 46(2) of the Act. A substantive application 

complies with section 46(2) of the Act, if the application: 

• complies with sections 42, 43 and 44;  

• relates solely to a listed project or a referred project; 

• the EPA considers that, on the face of the application, the project does not appear to involve an 

ineligible activity; and 

• any fee, charge, or levy payable under the Fast-track Approvals (Cost Recovery) Regulations 2025 

(the Regulations) in respect of the application is paid. 

26. The EPA may request further information from the applicant under section 46(2A) for the purposes of 

determining whether the application is complete and within scope.  

 

Section 42 Requirements 

27. Section 42 of the Act states that an authorised person may lodge a substantive application for the 

project, 1 substantive applications for each stage of a project if the Minister has determined that the 

project may proceed in stages (either under s 21(1)(a) or s 37A). Section 42(4) lists the approvals that 

may be sought under the Act.  

28. This application has been lodged by Brymer Farms Limited. This person is an authorised person 

under the Act because they are the person identified as the authorised person in the referral notice 

of decision.  

29. The approvals being sought are: 

an approval described in section 42(4)(a), (c) or (d) (resource consent, certificate of compliance or 

designation); 

30. All of the above listed approvals are of the type set out in section 42(4) of the Act.  

 

31. For each of the approvals sought, the applicant is eligible to apply for any corresponding approval 

under a specified Act.   

Section 43 Requirements 

32. Section 43 of the Act sets out the requirements for a substantive application.  The substantive 

application was lodged in the form and manner approved by the EPA. Assessment of section 43 

requirements is included at Appendix 1. 
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Section 44 Requirements 

33. Section 44 of the Act requires that the information provided by the applicant under section 43 must 

be specified in sufficient detail to satisfy the purpose for which it is required. Assessment of section 

44 sufficiency is included at Appendix 1. 

34. In assessing the sufficiency of information provided by the applicant, we rely on the information 

provided to us through consultation with each relevant administering agency and consent authority, 

as summarised in Appendix 2.  

35. As set out in more detail in Appendix 2, the agencies consulted have advised that the information 

required by section 44 is provided in sufficient detail to satisfy the purpose for which it is required. 

 

Ineligibility 

36. The EPA needs to decide whether it considers that, on the face of the application, the project does 

not appear to involve an ineligible activity, as defined in section 5 of the Act. As the EPA has to 

consider this on the face of the application, the EPA is only able to consider information contained in 

the application materials. 

37. The list of ineligible projects includes activities: 

• on land returned under a Treaty settlement, on identified Māori Land, on Māori customary land, 

on land set apart as Māori reservation, or in a customary marine title or protected customary 

rights area without written permission from the rights holder; 

• on Māori customary land, or land set apart as Māori reservation under Part 17 of Te Ture Whenua 

Māori Act 1993; 

• in a customary marine or protected customary rights area without written agreement from the 

rights holder/group; 

• within an aquaculture settlement area without the required authorisation; 

• activities that would be prevented under section 165J, 165M, 165Q, 165ZC, or 165ZDB of the RMA 

(which deal with occupation of space in the common marine and coastal area); or 

• that require permissions on national reserves (or reserves vest in another person) held under the 

Reserves Act 1977; or 

• on land listed under clauses 1 to 11 or 14 of Schedule 4 of the Crown Minerals Act 1991 (and 

clauses 12 and 13 for mining activities). 

• That are prohibited under the Exclusive Economic Zone and Continental Shelf (Environmental 

Effects) Act 2012, or section 15B or 15C the Resource Management Act 1991. 

• That relate to decommissioning under the Exclusive Economic Zone and Continental Shelf 

(Environmental Effects) Act 2012 

• That are undertaken for the purposes of an offshore renewable energy project. 
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38. I consider that, on the face of the application, the project does not appear to involve an ineligible 

activity. 

 

Notification by applicant  

39. Pre-lodgement requirements for a listed project require the applicant to notify in writing the persons 

and groups referred to in section 29(1)(aa). The persons and groups notified have 20 working days to 

respond from the date of the notice. The applicant must not lodge their substantive application until 

each 20 working day period has elapsed.  

40. I have checked and reviewed the dates of notification sent to the persons or groups in section 

29(1)(aa) and confirmed that the application has lodged their application only after each 20 working 

day period has elapsed. 

 

Fees and levies 

41. The EPA has received all fees, charges and levies payable by the applicant under the Regulations for 

the substantive application as follows: 

• Application fee in the sum of $250,000 plus GST; 

• Levy in the sum of $140,000 plus GST;  

 

Consultation 

42. I have consulted with and considered consultation responses from the following relevant 

administering agencies and relevant consent authorities: 

Waikato Regional Council for:  

i. an approval described in section 42(4)(a) (resource consent)  

Waikato District Council for:  

i. an approval described in section 42(4)(a) (resource consent)  

Hamilton City Council for:  

i. an approval described in section 42(4)(a) (resource consent)  

 

43. A summary of the consultation is included as Appendix 2. 

 

Requests for further information  

44. I requested further information from the applicant under section 46(2A) on 9 September 2026 in 

relation to: 

• The exact location and extent of wetland and stream reclamation;  
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• Missing title details for 234 Grandview Road 

• Policy assessments against the Hamilton City Operative District Plan 

• Amenity, acoustic, and consultation details for transport connections 

• Scope and referral consistency 

• Infrastructure funding and staging implementation; and 

• Environmental management matters (including acid sulphate soils, stormwater, and 
wastewater)  

45. The applicant responded with the information on 18 September 2026 within the 20- working 

timeframe afforded by section 46(2B). A full copy of the request and response can be found in 

Appendix 3. 

Assessment of compliance for each section of each application form 

46. I have assessed the application materials against the relevant checklists in the prescribed 

application form. Each assessment is contained within the appropriate approval checklist. These are 

included in Appendix 1 for ease of reference. 

47. My view is that the application does comply with section 46 and the EPA may now notify the 

applicant of its decision. 

48. The EPA must now decide whether the substantive application has a competing application under 

section 47A(1) (under delegation from the Minister for Infrastructure under section 47C) within 10 

working days from the date of the completeness decision. 

49. Once the EPA has made the decision under section 47A(1), the EPA must notify the panel convener 

that an expert consenting panel can be set up to commence consideration and decision of the 

application.
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space and 

ecological 

networks, and 
supporting 

transport and 

three-waters 

infrastructure. 

Refer to Section 
1.1 of the Brymer 

Farms AEE in 

Volume 2. 

5(1)(b) A description and map of the site at which the activity is to 
occur, including whether the site is within or adjacent to— 

(i) a statutory area (as defined in the relevant Treaty 

settlement Act); or 

(ii) ngā rohe moana o ngā hapū o Ngāti Porou (as defined 

in section 11 of the Ngā Rohe Moana o Ngā Hapū o 

Ngāti Porou Act 2019); or 

(iii) a protected customary rights area under the Marine 

and Coastal Area (Takutai Moana) Act 2011 

Refer to Overview 

Report Section 7.0 

(Site Context), 

including Sections 

7.1-7.5, and Figure 

1 / Appendix 1A. 

Refer to AEE 

Section 3 in 

Volume 2. 

The application 

site is 

approximately 81 

ha at 127 Brymer 

Yes, addressed.  

Overview report, Section 7.0, as 

referenced.  

i) There are no relevant Treaty 

Settlement Statutory 

Acknowledgement areas identified 

for the application Site or any 

adjacent properties (Overview 

Report, Page 52, Section 15.5) 

ii) There are no CMTs which affect the 

Proposal (Overview Report, Page 

54, Section 15.6) 
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Road / 

Whatawhata 

Road, Waikato 

District. The site is 

not within or 

adjacent to a 

Statutory 

Acknowledgement 

Area, ngā rohe 

moana o ngā hapū 

o Ngāti Porou, or a 

protected 

customary rights 

area under the 

Marine and 

Coastal Area 

(Takutai Moana) 

Act 2011. 

iii) There are no CMTs which affect the 

Proposal (Overview Report, Page 

54, Section 15.6) 

5(1)(c) Confirmation that the consent application complies with 

section 46(2)(a), (b), and (d); being: 

• section 42; and 

• sections 43 and 44; and  

Refer to Overview 

Report Section 5.2 

and Section 2.5 of 

the AEE. 

Yes, addressed.  
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• relates solely to a listed project or a referred project; and 

• any fee, charge, or levy payable under regulations in respect 

of the application is paid. 

a) The application 

complies with 

Section 42 as 

Brymer Farms 

Limited lodged 

the referral 

application and is 

the person 

authorised to 

lodge a 

substantive 

application for the 

project under 

section 27(2). This 

is confirmed in the 

Notice of 

Decisions on 

application for 

referral of the 

Brymer project 

under the Fast-

track Approvals 

Act 2024. 

The authorised person (Brymer Farms 
Limited) has lodged the substantive 

application. 

Information is in sufficient detail to 

satisfy the purpose for which it is 

required, does not involve any ineligible 

activities, and relates solely to a referred 

project. 

The application fee and levy have been 

paid in full. 
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The requirements 

of the substantive 

application are 

addressed above 

in this table and 

throughout 

Volumes 1 and 2 of 

the application. 

As detailed in 

Section 5.2 of the 

Overview Report 

and Section 2.4 of 

the AEE, the 

information 

provided in this 

application is 

sufficiently 

detailed to 

correspond to the 

scale and 

significance of the 

matters that will 

be assessed in 
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considering 

whether to grant 

the approvals 

sought, including 

any adverse 

effects of the 

activities to which 

the approvals 

relate. This takes 

into account any 

proposal by the 

applicant to 

manage the 

adverse effects of 

an activity 

through 

conditions. This 

application 

complies with 

Section 44. 

b) The application 

relates solely to 

the Brymer 
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referred project. 

c) As outlined 

above in this table 

and in Section 

11.0 of the 

Overview Report 

and Section 2.4 of 

the AEE, the 

Project does not 

involve an 

ineligible activity. 

d) Any fee, charge 

or levy payable 

under regulations 

in respect of the 

application has 

been paid. 

5(1)(d) 
and 5(6) 

The full name and address of— 

(i) each owner of the site and of land adjacent to the site; 

and 

Refer to Overview 

Report Sections 

7.2 and 7.6 and 

Appendix 1C 

(Owners and 

Yes, addressed. 

See Appendix 3 – owners and occupiers 

of the site.  
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(ii) each occupier of the site and of land adjacent to the 

site whom the applicant is able to identify after 

reasonable inquiry; 

If the applicant is not able to supply the name and address of 

the owner and each occupier of the site and of land adjacent to 

the site because the land is Māori land in multiple ownership, 
the applicant must include a statement to that effect (clause 
5(6)). 

Occupiers of the 

Site and Adjacent 

Landowners). Also 

refer to Section 

3.3.5 of the AEE in 

Volume 2. 

5(1)(e) A description of any other activities that are part of the 
proposal to which the consent application relates 

Refer to Overview 
Report Sections 
8.5 and 8.6. The 

Project includes 

supporting 
infrastructure and 

other 
development-
related activities. 

A precautionary 

Wildlife Act 

authorisation 
application has 

been made to DOC 
and an 
archaeological 

authority 

Yes addressed. 

Overview report, sections 8.5 and 8.6 as 

referenced.  
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application has 

been made to 

Heritage New 
Zealand Pouhere 

Taonga; these are 

described as 

separate 

approvals rather 
than approvals 

sought through 

this FTAA 

substantive 

application. Also 

refer to Section 
4.16 of the AEE. 

5(1)(f) A description of any other resource consents, notices of 

requirement for designations, or alterations to designations 
required for the project to which the consent application 

relates 

Refer to Overview 

Report Section 
8.6. The report 

states that no 

other resource 
consents, notices 

of requirement for 

designations, or 

alterations to 
designations are 

Yes addressed. 

Overview report, section 8.6 as 
referenced. 
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required before 

works commence. 

Separate 
precautionary 

applications have 

been made for a 

Wildlife Act 

authorisation and 
an archaeological 

authority. 

5(1)(g) An assessment of the activity against sections 5, 6 and 7of the 

Resource Management Act 1991 

Overview Report 

Section 18.5-18.6 

Yes, addressed. 

Overview Report, Page 63-64, Section 

18.5, as referenced.  

 

 

 

5(1)(h) 

(and also 

clauses 

5(2) and 
5(3)) 

An assessment of the activity against any relevant provisions in 

any of the following documents: 

• a national environmental standard: 

• other regulations made under the Resource Management 

Act 1991: 

Refer to Overview 

Report Section 

17.0, including 

Sections 17.1-

17.4, and Volume 

2 for the detailed 

Yes, addressed 

Overview Report, Page 58-62, Section 

18.1-18.4 and AEE, Page 154 – 203, 

Section 9 and RFI response dated 18 

September 2026.  
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• a national policy statement: 

• a New Zealand coastal policy statement: 

• a regional policy statement or proposed regional policy 

statement: 

• a plan or proposed plan: 

• a planning document recognised by a relevant iwi authority 

and lodged with a local authority. 

This assessment must include an assessment of the activity 

against the requirements set out in clause 5(3) of Schedule 5 
being: 

• any relevant objectives, policies or rules in the documents 

listed; and 

• any requirement, condition, or permission in any rules in 

any of those documents; and 

• any other requirements in any of those documents. 

assessment 

against relevant 

national 

environmental 

standards, 

national policy 

statements, the 

Waikato regional 

policy/planning 

framework, the 

Waikato District 

Plan, and relevant 

iwi planning 

documents. 

Refer to Section 

17 of the Overview 

Report. Also refer 

to Section 9 of the 

AEE, which 

provides an 

assessment 

against: 

a) a national 
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environmental 

standard: 

b) other 

regulations made 

under the 

Resource 

Management Act 

1991, noting 

c) a national 

policy statement: 

d) a New 

Zealand coastal 

policy statement: 

e) a regional 

policy statement 

or proposed 

regional policy 

statement: 

f) a plan or 

proposed plan: 

g) a planning 

document 

recognised by a 
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relevant iwi 

authority and 

lodged with a 

local authority. 

This assessment 

relates to any 

relevant 

objectives, 

policies, rules, 

requirements, 

conditions, or 

permissions 

contained in the 

applicable 

documents, as 

well as any other 

requirements set 

out within those 

documents that 

are relevant to the 

Project. 
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5(1)(i) Information about any Treaty settlements that apply in the area 

covered by the consent application, including— 

(i) identification of the relevant provisions in those Treaty 

settlements; and 

(ii) a summary of any redress provided by those 

settlements that affects natural and physical resources 

relevant to the project or project area 

Refer to Overview 

Report Section 

15.5 (Treaty 

Settlement 

Provisions and 

Redress). The 

report assesses 

relevant 

settlement 

legislation and 

records that no 

other statutory 

acknowledgement 

areas, cultural 

redress properties 

or deeds of 

recognition affect 

the application 

site. Refer to 

Section 7.1 of the 

AEE in Volume 2. 

Yes, addressed.  

Overview report, Section 15.5 and AEE, 

Section 7.1, as referenced  



 

 

 

 

 

 

25 

 

 

5(1)(j) A list of any relevant customary marine title groups, protected 

customary rights groups, ngā hapū o Ngāti Porou (where an 

application is within, adjacent to or directly affecting ngā rohe 
moana o ngā hapū o Ngāti Porou), or applicants under the 

Marine and Coastal Area (Takutai Moana) Act 2011; 

Refer to Overview 

Report Sections 

15.6 and 15.7 and 
AEE Section 7.3. 

The report records 

that no customary 

marine titles 

affect the 
proposal and no 

protected 

customary rights 

relate to the site. 

Yes, addressed.  

AEE, section 15.6 and 5.7.  

5(1)(k) Any conditions that the applicant proposes for the resource 
consent. 

Refer to Overview 
Report Section 8.8 

and Section 12 of 
the AEE. Proposed 

resource consent 
conditions are 

included within 

Volume 2. 

Yes, addressed. 

Attachment 10 

5(1)(l) if a notice under section 30(3)(b) or (5) has been received,— 

(i) a copy of that notice showing that it was received 

within the time frame specified in section 30(6)(b); and 

Refer to Planning 

Attachment 5 

Section 30 Letters 

Yes, addressed. 

Attachment 5, Section 30 Letters, as 

referenced.  
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(ii) if a notice has been received under section 30(5), any 

more up-to-date information that the applicant is 

aware of about the existing resource consent referred 

to in the notice. 

5(4)(a) An assessment of the activity’s effects on the environment that 
includes the information required by clause 6. 

AEE sections 3, 4 & 

8, With reference 

to specialist 

reports with the 

AEE 

See below  

5(4)(b) An assessment of the activity’s effects on the environment that 

covers the matters specified in clause 7. 

AEE sections 3, 4 & 

8, With reference 

to specialist 

reports with the 

AEE 

See below  

6 (i) The assessment of an activity's effects on the 

environment must include the following information: 

(ii) an assessment of the actual or potential effects on the 

environment: 

(iii) if the activity includes the use of hazardous 

installations, an assessment of any risks to the 

environment that are likely to arise from such use: 

Volume 1 AEE, 

with particular 

reference 

Appendix 13, 14, 

17-22, 24, 27 & 28. 

Yes, addressed. 

a) Volume 2, AEE, Page 112, Section 

8. 

b) Volume 2, AEE, Page 135, Section 

8.10 and Appendix 21 

c) Volume 2, AEE, Page 140, Section 

8.13 and Appendix 14, 17-22 
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(iv) if the activity includes the discharge of any 

contaminant, a description of— 

(v) the nature of the discharge and the sensitivity of the 

receiving environment to adverse effects; and 

(vi) any possible alternative methods of discharge, 

including discharge into any other receiving 

environment: 

(vii) a description of the mitigation measures (including 

safeguards and contingency plans where relevant) to be 

undertaken to help prevent or reduce the actual or 

potential effect of the activity: 

(viii) identification of persons who may be affected by the 

activity and any response to the views of any persons 

consulted, including the views of iwi or hapū that have 

been consulted in relation to the proposal: 

(ix) if iwi or hapū elect not to respond when consulted on 

the proposal, any reasons that they have specified for 

that decision: 

(x) if the scale and significance of the activity’s effects are 

such that monitoring is required, a description of how 

the effects will be monitored and by whom, if the 

activity is approved: 

d) Volume 2, AEE, Page 152, Section 

8.20, Attachment 6 and 

Attachment 10.  

e) Attachment 2 

f) N/A 

g) Volume 2, AEE, Page 87, Section 

4.13, Attachment 6 and 

Attachment 10. 

h) N/A 
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(xi) an assessment of any effects of the activity on the 

exercise of a protected customary right. 

7 The assessment of an activity’s effects on the environment 

must cover the following matters: 

(xii) any effect on the people in the neighbourhood and, if 

relevant, the wider community, including any social, 

economic, or cultural effects: 

(xiii) any physical effect on the locality, including landscape 

and visual effects: 

(xiv) any effect on ecosystems, including effects on plants or 

animals and physical disturbance of habitats in the 

vicinity: 

(xv) any effect on natural and physical resources that have 

aesthetic, recreational, scientific, historical, spiritual, or 

cultural value, or other special value, for present or 

future generations: 

(xvi) any discharge of contaminants into the environment 

and options for the treatment and disposal of 

contaminants: 

(xvii) any unreasonable emission of noise: 

Volume 1 AEE, 

with particular 

reference 

Appendix 6-12, 16, 

23-27. 

Yes, addressed.  

a) Volume 2, AEE, Page 114-128, 

Sections 8.1, 8.2, 8.4 and 8.8.  

b) Volume 2, AEE, Page 119-121, 

Section 8.4 

c) Volume 2, AEE, Page 146-149, 

Section 8.17 and Appendix 23 

d) Volume 2, AEE, Page 126-132, 

Section 8.7 and 8.8, Appendix 9, 

24 and 26. 

e) Volume 2, AEE, Page 140, Section 

8.13 and Appendix 14, 17-22 

f) Volume 2, AEE, Page 122-125, 

Section 8.5 and Appendix 27 

g) Volume 2, AEE, Page 142, Section 

8.15. 
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(xviii) any risk to the neighbourhood, the wider community, or 

the environment through natural hazards or hazardous 

installations. 

5(5)(a) If a permitted activity is part of the proposal to which the 
consent application relates, a description that demonstrates 
that the activity complies with the requirements, conditions, 

and permissions for the permitted activity (so that a resource 
consent is not required for that activity under section 87A(1) of 

the Resource Management Act 1991) 

As per Volume 1 - 
Brymer AEE 
section 5.10 pages 

98-106 

Yes, addressed. 

AEE, Pages 99-108, Section 5.11.  

5(5)(b) If the activity is to occur in an area that is within the scope of a 

planning document prepared by a customary marine title 

group under section 85 of the Marine and Coastal Area (Takutai 

Moana) Act 2011 or the environmental covenant prepared by 

ngā hapū o Ngāti Porou under section 19 of the Ngā Rohe 
Moana o Ngā Hapū o Ngāti Porou Act 2019, an assessment of 
the activity against any resource management matters set out 

in that document 

Not applicable. 

Refer to Overview 

Report Section 

15.6. No 

customary marine 

title affects the 

proposal and the 

activity will not 

occur within the 

scope of a 

planning 

document 

prepared by a 

N/A 
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If this application is for a subdivision consent, please adequately define the matters set out in clause 8(1) below. If no subdivision 
consent is sought, please enter n/a.  

8(1)(a) The position of all new boundaries Refer to the 
Scheme Plan 
identified in the 
Overview Report 
appendices and 
Volume 2. All 
new boundaries 
are shown on the 
Scheme Plan 
attached to the 
AEE as Appendix 
5. 

Yes, addressed. 

Appendix 5, as referenced.  

8(1)(b) The areas of all new allotments, unless the subdivision 
involves a cross lease or company lease or unit plan 

Refer to the 
Scheme Plan 
identified in the 
Overview Report 
appendices and 
Volume 2. All 
new allotment 
areas are shown 
on the Scheme 
Plan attached to 

Yes, addressed. 

Appendix 5, as referenced. 
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the AEE as 
Appendix 5. 

8(1)(c) The locations and areas of new reserves to be created, 
including any esplanade reserves and esplanade strips 

N/A - no existing 
esplanade 
reserves, 
esplanade strips, 
or access strips     

N/A 

8(1)(d) The locations and areas of existing esplanade reserves, 
esplanade strips, and access strips 

N/A - no existing 
esplanade 
reserves, 
esplanade strips, 
or access strips 

N/A 

8(1)(e) The locations and areas of any part of the bed of a river or lake 
to be vested in a territorial authority under section 237A of the 
Resource Management Act 1991 

N/A no part of the 
bed of a river or 
lake is to be 
vested in a 
territorial 
authority under 
section 237A. 

N/A 

8(1)(f) The locations and areas of any land within the coastal marine 
area that is to become part of the common marine and 
coastal area under section 237A of the Resource 
Management Act 1991 

N/A N/A 
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8(1)(g) The locations and areas of land to be set aside as new roads Appendix 15 – 
Engineering 
Drawings – 
Drawing Set 
C300-C499 
B&A Brymer 
Farms Fast Track 
Application 
Urban Design 
Drawing Pack – 
indicating 
location and type 
of Road 
(hierarchy) 

Yes, addressed.  

Appendix 15 – engineering drawings, as 
referenced.  

If this application is for a reclamation consent, please include the information to show the area to be reclaimed set out in 
clause 8(2) below. If no reclamation consent is sought, please enter n/a. 

8(2)(a) The location of the area to be reclaimed Appendix 13 
ECIA, Section 13. 
Appendix 5 – 
Scheme Plan 

Yes, addressed.  

 

See Appendix 1 –RFI Ecology 
Response, Figure 22 and 23, prepared 
as part of the request for information 
response dated 18 September 2026. 
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8(2)(b) If practicable, the position of all new boundaries Appendix 13 
ECIA, Section 13. 
Appendix 5 – 
Scheme Plan 

Yes, addressed.  

See Appendix 1 –RFI Ecology 
Response, Figure 22 and 23, prepared 
as part of the request for information 
response dated 18 September 2026. 

 

8(2)(c) Any part of the reclaimed area to be set aside as an 
esplanade reserve or esplanade strip 

No land to be set 
aside as an 
esplanade or 
esplanade strip. 

N/A 
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The Assessment of Environmental Effects refers to land acquired for access at 10 Harrogate 

Place (Lot 22 DPS79526) and 234 Grandview Road. Council notes that the application does not 

include the title details for 234 Grandview Road.  

Section 44 - Sufficiency of Detail Council considers that the relevant information necessary for a 

completeness assessment has generally been provided. The application therefore contains 

sufficient information to enable it to proceed through the fast-track process, subject to further 

information being sought during the substantive assessment where necessary.  

However, Council considers that several matters will likely require further information and 

assessment during the substantive consideration of the application. As an example, Council 

considers that the assessment of stormwater effects lacks sufficient detail (Attachment 1). 

SUMMARY 

In Waikato District Council's view, the application generally meets the requirements of sections 

42 and 43 of the Fast-track Approvals Act 2024 and contains sufficient information to be 

considered complete for the purposes of the Environmental Protection Authorities 

completeness assessment. However, Council considers that further information is likely to be 

required in relation to downstream stormwater effects to support the substantive assessment 

of the proposal. 
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While HCC considers that the application is broadly complete under section 46 of the FTAA, the 

following are matters that warrant supplementing before the application is determined:  

• Scope and consistency with referral approval  

The substantive application includes a letter prepared by Mary Hill Barrister (Attachment 4) that 

addresses some scope issues, but not all the potential scope related issues that we have 

identified and outlined, below.  

The substantive application differs somewhat from the application which was granted approval 

to be referred to Fast Track. In particular a road access is now proposed to the application site 

incorporating a property that did not form part of the referral application (the Grandview Road 

access). The effects of what will be a significant thoroughfare on adjoining properties outside 

the application site therefore was not assessed as part of the Referral application consideration. 

While in terms of this completeness check, the differences have been addressed in the 

application pack, there are other matters relating to scope and the consistency of the 

substantial and referred applications that have not been assessed, and these should be 

considered before the application is accepted for processing. Land use and subdivision 

consents are required for a prohibited activity, which were not identified in the referral 

application. The application does include a Legal Opinion on scope, but this does not extend to 

assessing the above matter.  

Further, the application site at the outset incorporates properties that are located inside the 

HCC Territorial boundary, which was not identified as such in the Referral application. That 

triggers nomination of HCC as a relevant Authority under the FTAA.  

Finally, the level of development proposed differs significantly from that proposed in the 

referral application. The retirement home in the north of the site has been deleted (250 units) 

and replaced with lifestyle blocks, and the overall number of dwellings proposed is significantly 

less, from 1650 to 1043.  

As a relevant authority HCC should be meaningfully involved in engagement, but the limited 

reference to HCC in the application documents and conditions suggests this has not been fully 

reflected. The relative absence of HCC reference is a deficiency because it will affect how the 

application can be implemented.  

• Funding uncertainty and potential implications for staging and timing of 

development  

The application pack does not include confirmation that a funding agreement has been secured 

with territorial authorities, roading controlling authorities, or network utility providers. 

Clarification regarding the funding and delivery of key infrastructure required to support the 

development, including any assumptions relating to development contributions. The proposal 

is dependent upon future upgrades to the roading and three water networks. Funding does not 
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exist for the necessary upgrades, and it is noted that funding agreements would be deferred 

pursuant to a condition of consent. Infrastructure funding, cost recovery, development 

contributions and delivery obligations are critical to the implementation of the proposal and 

cannot be deferred. Funding is also critical to confirming whether the proposed staging can be 

realistically achieved. It is noted that key internal roading connections and public amenities will 

be provided in later stages and these stages themselves are subject to the delivery of key 

strategic network infrastructure upgrades. Therefore, realisation of development across the 

entire application site is dependent on funding and stages proceeding in a careful sequence in 

tandem, and without the necessary supporting scaffolding of commercial agreements there is 

considerable uncertainty whether this application can be properly assessed.  

• Amenity effects of Harrogate Place and Grandview Road connections  

Clarification regarding the assessment of effects associated with proposed transport 

connections to Harrogate Place and Grandview Road, particularly where those connections 

interface with the existing Hamilton urban area. It is unclear from the consultation and 

engagement report whether adjacent landowners were consulted on the proposed connections 

to Harrogate Place and Grandview Road.  

We also note that Rule 25.8.3.4 of the HCC ODP requires the application of NZS6806:2010 to new 

or altered roads that are predicted to carry at least 2,000 ADT. This may be triggered in the case 

of the Grandview Road connection, but it is unclear whether the provided acoustic assessment 

has included an assessment of Rule 25.8.3.4 of the HCC ODP.  

• Likelihood of future stages being implemented 

We were unable to find commentary on the likelihood of later stages being implemented, as 

required be section 43(1)(b(ii)(B )of the FTAA.  

Further information regarding the implementation and integration of later development stages, 

including how internal transport and infrastructure connections are intended to function if 

development occurs in a staged manner.  

Overall Assessment  

Hamilton City Council's review indicates that the application generally contains sufficient 

information to understand the nature and scale of the proposal. A relatively small number of 

matters has been identified where clarification or additional information may be required to 

support the EPA's assessment of completeness. These matters are summarised below. 
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Appendix 3: Further information requests and responses  

 
I sent 1 further information requests to the applicant during under section 46(2B) of the 

Act. The request and response are set out below.   

 

Request for Further Information 1:  

• Date sent: 9 September 2026  

• Topic:  

o The exact location and extent of wetland and stream reclamation;  
o Missing title details for 234 Grandview Road 

o Policy assessments against the Hamilton City Operative District Plan 

o Amenity, acoustic, and consultation details for transport connections 

o Scope and referral consistency 

o Infrastructure funding and staging implementation; and 
o Environmental management matters (including acid sulphate soils, stormwater, and 

wastewater) 
• Date of response: 18 September 2026  
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