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1.0 Introduction 
RS Sand Ltd (The Applicant) are to lease approximately 30 ha of land at 77 Newcombe 
Road, Cambridge (the Site).  The site is approximately 135 ha spread over 3 Records of 
Title and is an operating dairy farm.  The Application intends to quarry concrete sand 
from this Site, as shown on Figure 1. This is proposed to be completed over 5 stages and 
approximately 25 years.  The site spans two of the Records of Title and is zoned Rural in 
the Waipa District Plan, the planning map is provided in Figure 2. 
 
AgFirst has been engaged to undertake an assessment of the Site against the National 
Policy Statement for Highly Productive Land (NPS-HPL). This relates to an assessment 
on whether it is considered the proposal meets any of the exceptions in Clause 3.9. 
AgFirst is a suitably qualified agribusiness consultancy that has a wealth of experience 
in assessments relating to soil versatility, productive capacity and primary production. 
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Figure 1: Property Layout 
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Figure 2: Waipā Zoning Map 
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2.0 Current Land Use Activities 
The Site is currently part of a dairy farm that is leased from Whitehall Fruitpackers Ltd.  
The dairy platform extends across multiple parcels, with the dairy shed, yards and 
associated infrastructure contained on an adjacent parcel to the south.  The farming 
operation has been through previous disruption, with the construction of the Waikato 
Expressway, however, has remained as a functional and operational dairy farm.  
 

3.0 Soils and Slope 
Soils on the property, as mapped by Manaaki Whenua Landcare Research S-Map online 
(S-Map) includes well drained Typic Orthic Allophanic soils on the elevated terrace, well 
drained Typic Orthic Recent soils on the sloping land down to the gully and poorly drained 
Typic Recent Gley soils where the residential dwelling and existing workshop are located, 
and poorly drained Gley soils on the river flats and low lying areas.  The S-Map database 
soil classification and soil drainage maps are provided in Figures 3 and 4.  
 
An overlay of the one-meter LiDAR imagery is presented in Figure 5, which shows the 
slope profile of the Site. This closely aligns with the recent soils in Figure 3. A large 
proportion of Stage 1 and 3 of the quarry occur on the steeper slopes that form part of the 
gully. 
 
The soils and slope for the Site indicate versatile and productive land on the upper terrace, 
which are suitable for a range of land based primary production types. The physical 
limitations for the Site are the motorway to the southwest and large gully system to the 
north and east.  
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Figure 3: S-Map Soil Classification 
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Figure 4: S-Map Soil Drainage 
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Figure 5: LiDAR  Map 1 m contour 
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4.0 Proposed Activity 
The Applicant proposes to establish and operate a concrete sand mining quarry. This 
includes a processing area of approximately 3.9 ha, and a quarry that will be separated 
into 5 stages over approximately 25 years.  Table 1 below shows the areas and proposed 
timeframes for the various stages.  
 
Table 1: Details of quarry stages  

Stage 
Volume of material (m3) Area 

(ha) 
Active 
Years Overburden Pit sand Concrete sand 

Processing  93,000 - - 3.9 0-24.7 
Stage 1 23,000 23,000 252,000 2.7 1 – 1.7 
Stage 2 62,500 62,500 675,000 3.4 1.7 – 6.1 
Stage 3 105,500 105,500 1,198,000 6.6 6.1 – 13.9 
Stage 4 127,500 127,500 1,011,000 5.2 13.9 – 20.7 
Stage 5 73,000 73,000 589,000 5.1 20.7 – 24.7 

Total 391,500 391,500 3,725,000 26.9 0 – 24.7 
 
Throughout the staged process, the dairy farm will be operating across the effective area. 
This will include the stages that have either not been developed, or those that have been 
quarried, completed and rehabilitated. Figure 6 shows the outline of the various stages 
and the processing area.  
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Figure 6: Quarry planning and staging map 
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5.0 Assessment of Land Use Capability Classes 
5.1 Regulatory Framework for Highly Productive Land 
 
The property falls under the jurisdiction of the Waipa District Council and the Waikato 
Regional Council.  
 
The NPS-HPL came into effect on the 17th of October 2022. The statement sets out a 
prescriptive approach for councils to identify and protect highly productive land. Until 
councils have given effect to the NPS-HPL, the interim is provided: 
 
3.5 (7) Until a regional policy statement containing maps of highly productive land in the 
region is operative, each relevant territorial authority and consent authority must apply 
this National Policy Statement as if references to highly productive land were references 
to land that, at the commencement date:  
 
(a) is (i) zoned general rural or rural production; and  

(ii) LUC 1, 2, or 3 land; 
 
LUC 1, 2, or 3 land is defined as: land identified as Land Use Capability Class 1, 2, or 3, 
as mapped by the New Zealand Land Resource Inventory (NZLRI) or by any more 
detailed mapping that uses the Land Use Capability classification. 
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5.2 NZLRI Assessment of LUC Soils  
The LUC Classification system is used in New Zealand to help achieve sustainable land 
development and management on farms. The LUC classification categorises land areas 
or polygons into classes, subclasses, and units according to the land’s capability to 
sustain productive use. This is summarised in Figure 7 below. 
 

 
Figure 7: Components of the land use capability classification  

AgFirst has reviewed the New Zealand Land Resource Inventory (NZLRI) national 
database of physical land resource information for the Site.  Within this database is a 
regional scale LUC rating of the ability of each polygon to sustain agricultural production. 
This is based on an assessment of the physical factors (rock type, soil, slope, present 
type and severity of erosion, and vegetation), climate, the effects of past land use, and 
the potential for erosion.   
 
AgFirst has reviewed the NZLRI national database of physical land resource information 
for the Site.  This database is based on a regional scale LUC rating of the ability of each 
polygon to sustain agricultural production.   
 
The soils mapped at the property are classified under the NZLRI as LUC 2s3 and 7e30. 
The LUC 2 soils are on the flat pastural land, with the LUC 7 soils to the north 
incorporating the gully. These qualify as HPL and is subject to the NPS-HPL. The location 
of the proposed quarry in relation to the soil classifications is presented in Figure 8.  
 
The NZLRI maps are designed for use at a 1:63,000.  The observation guidelines are in 
reference to one observation site per 1 cm2 of published map, with a minimum 
acceptable limit of one site per 4 cm2 of published map according to New Zealand soil 
mapping protocols and guidelines (Grealish 2019). Following the observation guidelines 
this equates to, at most, one observation per 36.69 ha and at the least one observation 
per 146.76 ha.  Given the development site is 26.9 ha, this scale does not provide an 
accurate site-specific assessment. Therefore, the NZLRI maps should only be treated 
as an indicator for LUC at the site. The NZLRI or S-Map also do not recognise 
unproductive and modified soils, such as driveways, farm tracks, buildings, curtilage 
and residential landscaped areas.   
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Figure 8: LUC Map (NZLRI) of the Site 
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6.0 Protection of Highly Productive Land 
The primary objective of the NPS-HPL is “Highly productive land is protected for use in 
land-based primary production, both now and for future generations”. The NPS however 
does recognise that there are certain situations where the development of HPL is 
appropriate, as outlined in Clause 3.9(2)(j) (iv). 
 

(1) Territorial authorities must avoid the inappropriate use or development of highly 
productive land that is not land-based primary production. 
 

(2) A use or development of highly productive land is inappropriate except where at 
least one of the following applies to the use or development, and the measures in 
subclause (3) are applied: 

(a) it provides for supporting activities on the land: 

(aa) it provides for intensive indoor primary production or greenhouse 
activities: 

(b) it addresses a high risk to public health and safety: 

(c) it is, or is for a purpose associated with, a matter of national importance 
under section 6 of the Act: 

(d) it is on specified Māori land: 

(e) it is for the purpose of protecting, maintaining, restoring, or enhancing 
indigenous biodiversity: 

(f) it provides for the retirement of land from land-based primary production 
for the purpose of improving water quality: 

(g) it is a small-scale or temporary land-use activity that has no impact on 
the productive capacity of the land: 

(h) it is for an activity by a requiring authority in relation to a designation or 
notice of requirement under the Act: 

(i) it provides for public access: 

(j) it is associated with one of the following, and there is a functional or 
operational need for the use or development to be on the highly 
productive land: 

(i) the development, operation, or decommissioning of specified 
infrastructure, including (but not limited to) its construction, 
maintenance, upgrade, expansion, replacement, or removal: 

(ii) the maintenance, operation, upgrade, or expansion of defence 
facilities operated by the New Zealand Defence Force to meet its 
obligations under the Defence Act 1990: 

(iii) mineral extraction that provides significant national public benefit 
that could not otherwise be achieved using resources within New 
Zealand: 
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(iv) aggregate extraction that provides significant national or 
regional public benefit that could not otherwise be achieved 
using resources within New Zealand. 
 

(3) Territorial authorities must take measures to ensure that any use or development 
on highly productive land: 

(k) minimises or mitigates any actual loss or potential cumulative loss of the 
availability and productive capacity of highly productive land in their 
district; and 

(l) avoids if possible, or otherwise mitigates, any actual or potential reverse 
sensitivity effects on land-based primary production activities from the 
use or development. 

 
(4) Territorial authorities must include objectives, policies, and rules in their district 

plans to give effect to this clause. 
 

In order to gain a better understand of the intention of this Clause 3.9, AgFirst have 
referred to the National Policy Statement for Highly Productive Land – Guide to 
implementation (NPS-HPL G) that was released in March 2023.  
 

“The NPS-HPL G states that the starting point is that all land use and development 
activities that are not land-based primary production are inappropriate on HPL and 
to be avoided.  Clause 3.9(2) provides further a list of activities that may be 
appropriate on HPL – provided the measures relating to cumulative loss of the 
availability and productive capacity of HPL and reverse sensitivity effects on 
Clause 3.9(3) are applied.”   

 
Table 2 within the NPS-HPL G, provides some guidance on the list of activities and some 
examples of the types of activities anticipated under this clause.  The intent is that Clause 
3.9(2) applies to the main purpose of the use of development, i.e. core activity being 
proposed. Which is this case is the development of a quarry for extraction of concrete 
sand.   
 
Clauses 3.9(2)(j)(iii) and (iv) are applicable and are considered further below to provide 
evidence that the proposed quarry is not considered an inappropriate use on HPL.  
 

6.1 Clause 3.9(2)(j) (iv) 
Referring to the NPS-HPL G provides some guidance for the methodology for assessing 
this clause.  

“The intention of this clause is to recognise situations where the use of 
development of specified infrastructure, defence facilities or mineral or aggregate 
extraction may occur on HPL. The key test is to determine that the use and 
development has a ‘functional need’ and ‘operational need’ to be on HPL.” 

 
“Mineral or aggregate extraction – there are two tests for determining whether 
mineral or aggregate extraction can occur on HPL: there must be a significant 
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national public benefit for mineral extraction and a significant national or regional 
benefit for aggregate extraction. It must also be proven that the same benefit could 
not be achieved elsewhere in Aotearoa New Zealand on non-HPL land. The 
national test is intentionally high, as the activity of extracting minerals or aggregate 
from land can, in some cases, result in land never being able to be used for land-
based primary production again. Extraction activities that result in the permanent 
loss of HPL are envisaged to only be appropriate where the mineral or aggregate 
being extracted cannot be supplied domestically from another source on non-HPL 
land. The degree to which land is able to be restored to support land-based 
primary production is a relevant consideration. Note that Clauses 3.9(j)(iii) and (iv) 
are intended to apply to larger commercial-scale mineral and aggregate 
extraction”. 

 
Kinetic Environmental have determined that the operation is consistent with Clause 
3.9(2)(j) due to the concrete sand being off regional significance.  We will rely on their 
information and assessment to cover of this section of the report. 
 

6.2 Clause 3.9(3)(a) Minimises or mitigates any actual 
loss of productive capacity 

Clause 3.9(3)(a) requires authorities to minimise or mitigate any actual or potential loss 
of the availability and productive capacity of the HPL in their district. 
 
This indicates that some loss of productive capacity of HPL is accepted with the focus to 
minimise the amount lost.  The intention of 3.9 is not an ‘avoid if possible’ test. 
 
Included below are some of the key definitions within the NPS-HPL. 
 

The definition of land-based primary production means production, from 
agricultural, pastoral, horticultural, or forestry activities, that is reliant on the soil 
resource of the land.  

 
In the Applicant case, the land-based primary production for the Site is dairy farming.  
 
The definition of productive capacity is focused on ‘land based primary production over 
the long term’. Presented below is the definition from the NPS-HPL and within Table 2 is 
an assessment on the productive capacity of the land.  
 

Productive capacity, in relation to land, means the ability of the land to support 
land-based primary production over the long term, based on an assessment of: 

(a) physical characteristics (such as soil type, properties, and versatility); and 
(b) legal constraints (such as consent notices, local authority covenants, and 

easements); and 
(c) the size and shape of existing and proposed land parcels. 
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Table 2: Productive Capacity of the Site 
Physical characteristics 
Soil type/profile 
and properties 
 
 

While there is likely to be modification to the soils following the quarry 
activity and rehabilitation of the land, AgFirst believes with appropriate 
management, this impact can be minimised.  This is discussed in further 
detail in Section 6.3.  The final contour will consist of a large flat area, with 
a benched outer perimeter. The extent of steep slopes will be similar to the 
current landforms, where the eastern edge of the proposed quarry falls 
away steeply into a large gully. Overall, the intention is a staged return of 
the land back into dairy farming, with a similar amount of flat land at the 
close of the project, albeit at a lower level. 

Soil drainage Although the profile and final contour will be significantly lower, the final 
RL will still be well above the height of the adjacent surface water and 
groundwater.  The final soil horizon will consist of topsoil over sand, which 
will enable the soil to remain as free draining. 

Versatility  The land-based primary production options available:  

» Dairy farming – This is the current operation, and the land is intended 
to be quarried in stages to minimise the impact on the farm. When the 
stages are completed, they will be appropriately rehabilitated and 
returned back for pastoral grazing and dairy farming.  This is likely to 
remain as a dairy farm for the foreseeable future.   

» Horticulture – The soils (free draining allophanic), size and contour of 
the Site would be suitable for a horticultural operation. With 
appropriate rehabilitation of the site (see Section 6.3) this would still 
be an option in the future.  

» Arable - – The soils (free draining allophanic), size and contour of the 
Site would be suitable for an arable operation. With appropriate 
rehabilitation of the site (see Section 6.3) this would still be an option 
in the future. 

» Dairy support – The site would be suitable for a dairy runoff, growing 
maize and grazing youngstock. This land use would be available 
following rehabilitation.  

» Sheep and Beef – The site is likely too small with a much to high land 
value to be viable for a commercial sheep and beef operation. While 
the land would be suitable for this, it would not be considered the 
highest and best land use.   

While the site has the versatility to be a horticultural or arable operation, it 
is likely due to the current infrastructure that it will remain as a dairy farm.  
While the stock numbers will likely reduce as the various stages are 
quarried, it is anticipated that by the completion of the project, the farming 
operation will remain as is the current state with regards to pasture 
production and stock carrying capacity.  Dairy farming can be flexible, with 
production lifted with the addition of imported supplements. Therefore, 
the impact from having 10% land unavailable may not cause a 10% drop in 
production.  

Legal 
constraints 

There are no anticipated legal constraints. 

Size and shape 
of land parcels 

No change. 
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The Proposed quarry, while resulting in a reduction of land available for the duration of 
the project, meets this clause as set out below using the criteria from the NPS-HPL G: 
 

6.2.1 Site location 
RS Sand has identified the following as selection requirements for the site: 

 Quarrying is a rural activity 

 Limited availability of high value concrete sand. 

 Site and surrounding farms have already had disruption from the construction of the 
Waikato Expressway. 

 Separation for sensitivity receptors with the large gully, surrounding farms and 
Waikato Expressway. 

 Good transport links to key roads for inbound and outbound vehicles. 

 Low water table means that groundwater will unlikely be an issue following lowering 
of terrace.  

 The loam over deep sand and moderate to rapid porosity (sub-soils) means that 
following appropriate rehabilitation and reinstatement, the soils will function in a 
similar state to current.  

 Separation for neighbours to mitigate any noise and dust from vehicle movements 
and operational activities. 

 

6.2.2 Site footprint 
The total footprint of the Proposed Development is 26.9 ha. This is the approximate total 
area impacted, but not the area that will be unavailable for land-based primary 
production. As stated the quarry is intended to be staged over 25 years, with completed 
stages being rehabilitated and returned back to at or near the current productive capacity. 
The remainder of the farming operation will remain under land-based primary production, 
with stocking rates adjusted based on the farming system desired and the potential 
pasture growth. The Proposed quarry does include a large area that is currently 
ineffective, being part of the gully system.   
 

6.2.3 Clustering of Activities 
The Proposed quarry location is proposed due to the abundance of the natural resource, 
which has been identified as a significant public benefit.  Clustering of these quarry 
activities are not practical due to the location of the resources.  
 

6.2.4 Co-existing with land based primary production 
The proposed quarry is to be staged to ensure that the dairy farm will continue to operate 
at a viable scale.  While farming production may reduce with a reduction of land available 
for grazing, this will be minimised by the rehabilitation of the completed stages. The long-
term outlook will ensure that the affected areas will be reinstated, with no overall loss of 
productive land.   
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6.2.5 Highly Productive Land in the district 
When overlaying the highly productive land with the quarry site, there is approximately 
22.4 ha that will be impacted (Figure 9).  The majority of the quarry Site consists of LUC 
2s3 with some 7e30 soils representing the gully, that are not productive. As discussed 
above, the quarry operation will be undertaken in stages, this will further reduce the 
disturbance of overall productive capacity of the farming operation.  
 
With regards to LUC classes within the district, there is an estimated 77,449 ha of HPL 
within the Waipa district1, which is 52.7% of the total land area.  The LUC breakdown for 
the district is presented in Figure 10.  This represents a significant proportion of the 
district, which inherently surrounds many of the river terraces where historical sand 
deposition has been occurred.  This makes it difficult to avoid HPL.  Therefore, it is 
important to balance out the demand and need for such activities and selection of 
appropriate areas that will have less impact and in the case of the proposed quarry, 
reinstate the land back to a productive soil. AgFirst believes that with effective 
rehabilitation at the Subject Site, the impacts will be minimised and mitigated.   
 
When looking at cumulative loss of HPL within the district, assuming that the 22.4 ha of 
2s3 is removed, this is the equivalent of 0.029%.  
 
 

 
1 Manaaki Whenua – Landcare Research. Our Environment, Territorial Authorities, Waipa District LUC map. 
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Figure 9: Location of Quarry in relation to HPL 
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Figure 10: Summary of Land Use Classification within the Matamata-Piako District 

 

6.3 Rehabilitation and reinstatement plan 
It has been proposed that the quarry will be completed within 25 years (subject to 
demand), and to minimise the disruption on the surrounding land based primary 
production, this will be undertaken in five stages (see Table 1). 
 
With any soil disturbance and modification, there is a risk of negatively impacting the 
soil profile when stripping, stockpiling and restabilising landforms.  Therefore, it is 
important to undertake some baseline soil monitoring and benchmarking.  This will 
ensure that the restoration is completed to a standard where there will be no 
detrimental impact on the soil quality for land-based primary production, particularly 
the areas of HPL. For areas that are classified as HPL within the quarry Site (Figure 9), 
the following should be a minimum requirement:  
 

 Visual Soil Assessment (VSA)  

» VSA score 
» Soil description  
» Topsoil depth 
 

 Chemical soil analysis 

» pH 
» Base fertility 
» Soil organic matter 

 
A baseline assessment will ensure that the land is being reinstated to a similar standard 
as prior to the quarry operation and following best management practices.  AgFirst are 
confident that reinstatement to a similar standard can be achieved and consider that 
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this baseline assessment can be undertaken prior to commencing earthworks and as a 
condition of consent. 
 
The key elements of management practices will include: 
 

 Minimise soil compaction and damage 

» Vehicle movements to be kept to designated areas 
» Minimise driving of plant vehicles on reinstated soil 
» Monitoring of soil conditions and weather forecasts 
 

 Effective soil stripping 

» Topsoil layers should be removed without contamination with subsoils 
» Where possible, material will not be stripped when excessively dry to prevent 

pulverisation of soil aggregates, or excessively wet to minimise compaction 
damage 
 

 Best practice topsoil storage  

» Topsoil will be stored separately from subsoil 
» Stockpiles will be stabilised with a cover crop to provide sufficient competition 

for emerging weed species and will enhance the desirable micro-organism 
activity in the soil 

» Stabilisation of the stockpiles will also prevent wind erosion. 
 

 Reinstatement of soil profiles through the replacement of the subsoil and topsoil 
layers post quarry completion  

» An assessment of weed infestation on stockpiles will be undertaken to 
determine if herbicide application is required 

» Subsoils and topsoils are placed by truck and spread to the required thickness. 
The subsoil is left roughened prior to topsoil spreading. 

» Travel lanes are established on areas being rehabilitated to reduce the potential 
for soil compaction during placement. 

» Lucerne or green manure crops are sown to increase organic matter levels in the 
topsoil and provide additional opportunities for weed control prior to sowing 
perennial pastures  

» Soil ameliorants and fertilisers will be applied as required 

 
We have incorporated best practice soil handling measures to ensure that the activity 
will be remediated to the best possible standard. Once the soils have been placed back 
on the completed stage, the soil will be suitable for immediate cropping. Depending on 
the timing of this, after a single crop rotation (3-6 months), there should be suitable 
organic matter and the soils would have bedded in. Following grazing or working in these 
crops, the land will be ready to be re-sown into pastures for ongoing grazing. 
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7.0 Conclusion 
There are many farming examples where AgFirst has had involvement, where areas of 
productive land has been disturbed, quarried or filled and successfully reinstated back 
into agricultural operations with continuing land-based primary production.  Working 
examples include a recent application through the NPS-HPL in the Waikato District for 
a Cleanfill operation.  This was very similar to the RS Sand application, where the 
operation was on HPL and over a staged process. AgFirst prepared the methodology and 
management practices to follow to ensure that the land would be returned to its natural 
state. Other examples such as New Zealand Transit Authority (NZTA) roading corridors 
and laydown aprons during construction phases that have been rehabilitated and 
restored back to the production.  Additionally, at a small scale, many farmers operate 
their own pit sand quarries. With appropriate guidance and recommendations, these 
quarries can be reinstated with no or very minimum loss of productive capacity. 
 
With regard to the NPS-HPL, as set out in Section 3.9, this application is considered to 
meet the criteria for an appropriate use on the land given that the significance of the high 
quality concrete sand. To minimise and mitigation this impact, AgFirst have outlined 
how the land-use activity will have minimum impact on the productive capacity of the 
land, which will be returned to productive use following the completion of each stage.  
Additionally the staging realises only a temporary impact, with land being returned to 
productive use at the completion of each stage. 
 
The temporary nature and return of the land to productive use avoids any actual loss or 
potential cumulative loss of the availability and productive capacity of highly productive 
land in the district. This assessment has been undertaken with appropriate 
methodology for assessing land-based primary production and highly productive land.  
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