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Application Ref: LU/0077/23 

Applicant:  RS Sand Limited 

Location: 77 Newcombe Road, Cambridge 

Legal Description: 

(RT 841793) - Sec 41 SO 510550 and Sec 61 SO 510550 

(RT 821177) - Lot 2 DP 520523 

(RT 908965) – Lot 2 DP 541191 and Lot 4 DPS 86453  

Site Area: 134.5 ha 

Activity Status: Discretionary Activity 

Zoning: Rural Zone 

Policy Area(s): 

•  Formed Local Road  

•  Cultural Landscape Area Alert  

• Biodiversity Corridor - Indigenous Forest Corridor 

• Biodiversity Corridor - 500m River Stream Corridor 

•  High Voltage Electricity Transmission Lines and Structures.  

Proposal Proposed Sand Quarry 

EXECUTIVE SUMMARY  

1. RS Sand Limited (RS Sand) has applied to Waipā District Council for land use consent to establish 
and operate a sand quarry at 77 Newcombe Road, Cambridge. The land use application has been 
processed alongside regional applications to Waikato Regional Council.  

 
2. The application provides for the extraction of up to 400,000 tonnes (T) of sand per year (depending 

on demand) for approximately 25 years. The quarry is made up of a 23ha pit area towards the 
western boundary and a 4ha plant area (for processing and stockpiling) to the east of the pit.  

 
3. The site is located just east of Cambridge on rural farmland with the quarry pit proposed to be 

excavated from the side of the Karapiro Stream corridor. 
 

Commissioners: 

Richard Blakey (Chair) 

Ngaire Phillips 

Tim Manukau 

Reporting Planner: Todd Whittaker (MNZPI) Date: 11 March 2025 
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4. The district and regional council applications were jointly publicly notified in September 2024. This 
attracted 350 submissions with a large proportion of the submissions concerned with traffic 
movements and dust/health concerns. The primary traffic issue raised by the community is quarry 
trucks travelling into and through Cambridge. In terms of dust/health concerns, several submitters 
have raised concerns with silica dust and the potential effects on human health. Other concerns 
raised in submissions include ecological, landscape, and amenity effects.  
 

5. RS Sand has presented a substantive amount of technical reporting on the operational scale of the 
proposed quarry and the degree and nature of actual and potential effects. These reports also 
identify mitigation measures to manage and mitigate the effects of the quarry on the immediate 
receiving environment and also in terms of wider environmental values. These measures include 
replacement planting and habitat rehabilitation to compensate for the loss of both terrestrial and 
riparian ecological areas.  
 

6. This planning report addresses the resource management issues relevant to the land use 
application. A separatee planning report will be prepared by Waikato Regional Council. 

  
7. The application is a discretionary activity under the provisions of the Waipā District Council with 

the assessment and determination of the application subject to S.104 of the Resource Management 
Act 1991. 
 

8. The scale and nature of the proposed sand quarry does give rise to several planning and 
environmental matters that require careful consideration. The key issues identified in this report 
for determination by the Commissioners include: 

• The ability to quantify traffic distribution effects and whether the proposed quarry will 
introduce unacceptable or inappropriate levels of truck movements through Cambridge 

• Whether the degree of biodiversity effects is acceptable taking into account the 
compensation planting and habitat restoration measures proposed by RS Sand 

• Is the use of highly productive land for a quarry appropriate and are there regional benefits 
of the proposed quarry that satisfy the National Policy Statement – Highly Productive Land? 

 
9. As with any quarry activity of the scale proposed in the RS Sands application, there will be adverse 

effects associated with the change of land use and the interface with adjacent properties including, 
potential effects of dust, noise, amenity values and landscape effects. In addition, as the site 
includes ecological values and habitat that will be lost with the development and excavation of the 
quarry pit and processing area, a thorough and critical evaluation of the replanting and habitat 
restoration measures is required. 
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10. The location of the quarry site and the future distribution of quarry trucks movements is difficult to 
quantify given it will be subject to future project location and resource demand. In addition, the 
nature of the existing and future roading networks and potential for the NZTA Cambridge to Piarere 
project to be constructed over the lifespan of the quarry present challenges on how the effects of 
traffic generation can be quantified and determined. Clearly, there is a large  part of the Cambridge 
community that is sensitive and opposed to more truck traffic through Cambridge.  
 

11. There are several national, regional and district policy directives that help to frame and inform the 
assessment of the RS Sand’s proposal. I have identified potential issues with the threshold and 
exemptions that apply to the development of aggregate quarries on highly productive land. At the 
same, time, I do not consider that granting consent to the proposed quarry will individually or 
cumulatively cause any inappropriate loss of the highly productive land resource. 
 

12. It is noted that the Waipā District Plan includes objectives and policies that recognise the 
significance of local aggregate supply (Objective 4.3.5) with the policy directive to enable such 
activities subject to the management of the effects of the location of any proposal (Policy 4.3.5.1). 
 

13. An independent traffic review has identified outstanding matters in terms of the potential impacts 
of additional quarry trucks travelling into and through Cambridge which have not been adequately 
addressed by the Applicant. This independent review also acknowledges the difficulty in quantifying 
transportation effects when the future traffic distribution is highly variable. It is considered that 
further review and analysis will be required to provide greater assurance that any potential traffic 
effects can be appropriated managed and mitigated.  
 

14. If the transportation matters can be resolved, then it is my opinion that the proposed quarry is 
capable of gaining consent and that conditions and measures can be identified and imposed to 
ensure that the other adverse effects will be mitigated and managed to an acceptable level. Along 
with the transportation matters, this report identifies other matters that also require further 
assessment and resolution in order to provide more certainty around the appropriate methods and 
conditions to ensure that the effects of the sand quarry are appropriately defined and mitigated.   
 

15. In accordance with the statutory assessment criteria set out in S.104 of the Resource management 
Act 1991, I consider that the RS Sand proposal for a sand quarry at Newcombe Road merits the 
granting of consent subject to the resolution of the matters raised discussed in this report including 
the refinement of conditions.  
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1 INTRODUCTION   

1.1 REPORT STATUS  

17. This report is a S.42A Planning Report prepared under the Resource Management Act 1991 (RMA). 
It provides an independent assessment and recommendations on the notified land use application 
by RS sand for a sand quarry at 77 Newcombe Road, Cambridge.  

 
18. This report does not represent any decision on the application. It provides the professional 

assessment and opinion of the report author as an expert witness. This report will be considered 
by the Commissioners in conjunction with all other technical evidence and submissions which have 
been received to the application. The weighting given to this report, and all other technical evidence 
and submissions, will be considered and determined by the Commissioners through the hearing 
process. 
 

19. This report only addresses the matters and submissions relevant to the land use application 
requiring resource consent under the Waipā District Plan. A separate report has been prepared by 
the Waikato Regional Council to address the regional plan applications. In some cases there is some 
overlap with the respective assessment matters which are discussed further in this report.   

1.2 REPORTING AUTHOR  

20. This report has been prepared by Todd Whittaker. I am an independent planning consultant and 
Director of Planning Works Limited. I have a Bachelor of Resource and Environmental Planning from 
Massey University (1994) and I am a full member of the New Zealand Planning Institute (NZPI). I 
have 30 years of professional experience in the resource management field and have served two 
terms as a board member of the NZPI. I have had substantial experience in the assessment and 
determination of consent applications and have presented expert planning evidence to a multitude 
of commissioner hearings as well as statements of evidence for the Environment Court, High Court 
and Boards of Enquiry.  
 

21. I have read and complied with the Code of Conduct for Expert Witnesses contained in the 
Environment Court Practice Note 2023 in preparing this report. I agree to comply with it in 
presenting this report and any evidence at the hearing. The opinions and assessment within this 
report are within my area of expertise, except where I have stated my reliance on other identified 
evidence. I have considered all material facts that are known to me which might alter or detract 
from the opinions I express in this evidence. 

1.3 TECHNICAL REVIEWS  

22. Waipā District Council has engaged four technical specialists to help provide independent review 
and assessment of the application reports, and assessment with additional input and support from 
council staff.  
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23. The technical specialists and council staff with input into the application assessment are: 

• Transportation -   Cameron Inder (BBO)  

• Ecology -    Andrew Blayney (Boffa Miskell)  

• Landscape -    Oliver May (Boffa Miskell)   

• Noise -     Mathew Cottle (Marshall Day) 

• WDC Transport -  Bryan Hudson  

• WDC Consent Engineering - Eva Cucvarova 

 
24. The assessment and recommendations provided by the above technical specialists have been taken 

into account and have helped to inform this S.42A report.  

1.4 FORMAT OF REVIEW 

25. This planning report is presented in 11 sections as follows: 
 
Part 1 Introduction  

Part 2 Process Matters 

Part 3 Summary of Application 

Part 4 Reasons For the Application  

Part 5 Notification and Submissions 

Part 6 Statutory Provisions  

Part 7 Assessment of Effects 

Part 8 Planning Instruments 

Part 9  Other Matters 

Part 10 Section 104 and Part 2 Assessment  

Part 11 Conclusion and Recommendation 
 

26. The series of appendices complete this report and are as follows: 

Appendix 1  Independent Technical Review Memo – Transportation (Cameron Inder)  

Appendix 2  Independent Technical Review Memo – Terrestrial Ecology (Andrew Blayney) 

Appendix 3 Independent Technical Review Memo – Landscape (Oliver May) 

Appendix 4 Independent Technical Review Memo – Noise (Mathew Cottle)  

Appendix 5  Proposed Conditions (to be provided separately prior to the hearing) 
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2  PROCESS MATTERS  

2.1  Submissions  

27. The Waipā Consent Team has received correspondence back from some submitters (recorded on 
the Council submitter datasheet) querying why they have been notified of the hearing, and in some 
cases, indicating that they may have not made a submission.  
 

28. Waipā Council staff contacted some individual submitters to discuss the RS Sand application and 
submissions process. When the  submitters were contacted by Council staff, there was a 
recollection from the individual submitters that a submission was in fact lodged. In addition, each 
of the submissions have been lodged with personal names, phone numbers and email/postal 
addresses.  

 
29. The Commissioners will also need to make a decision on the late submissions as identified in Section 

5.2 of this report.   

2.2  Updates to the Application and Further Information Requests  

30. Following the submission period, a further information (S.92) request was issued to RS Sand in 
relation to a series of matters arising from the submissions. RS Sand has been proactive in engaging 
with Waka Kotahi/NZTA, DOC and other submitters. 
 

31. RS Sand has provided a draft response to the S.92 and is continuing to seek feedback from Waka 
Kotahi/NZTA and DOC to resolve matters raised in their respective submissions.  
 

32. The S.92 response is yet to be fully resolved, and in particular there are matters associated with the 
measures available to address any potential adverse effects from truck movement on the roading 
network within Cambridge that are outstanding. RS Sand has been working with submitters and it 
is anticipated that the evidence exchange and hearings process will provide further opportunity for 
additional material to be presented which will address the outstanding information matters. 

2.3  Waka Kotahi/NZTA – C2P Project  

33. Waka Kotahi/NZTA are currently progressing a project to extend the expressway with a new state 
highway alignment and changes to the adjacent local roading network which affects Newcombe 
Road. The C2P (Cambridge to Piarere) project is currently being processed through the Fast Track 
(Natural & Built Environment Act) process with an Expert Consenting Panel appointed and a 
decision anticipated within the next 3 – 6 months.  
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34. The process issue arising from the C2P project is that the extension of Newcombe Road to the south, 
with a new proposed expressway interchange at Karapiro Road, will enable a new route for quarry 
traffic to travel south which may well provide some positive effects in terms of reducing traffic 
through Cambridge. However, this route has not been consented and was not part of the notified 
application or assessment of distribution effects. As such, there may be new parties along the new 
traffic corridor which could have had an interest in the application.  
 

35. The Commissioners will need to consider how the C2P project may affect the processing of the 
proposed sand quarry and whether it is appropriate, or even possible, to impose conditions 
associated with any future use of the C2P road upgrades and network connections. These matters 
are further discussed in Section 7.3 of this report.  
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3 SUMMARY OF APPLICATION   

3.1 Subject Site  

36. The subject site is comprehensively described in the Applicant’s AEE and Landscape Assessment. 
This material has been reviewed and adopted for the purpose of this report and recommendation, 
and has also been informed by the independent landscape expert peer review assessment. The key 
site information and aerial images adopted from the application material are as follows: 
 

37. The general location of the site is approximately 3km to the east of the Cambridge town centre, 
between the Waikato River and Karapiro Stream (refer to Figure 1 and Figure 2 below). 

 
Figure 1: Site Location  
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Figure 2: Proposed Site. Property boundaries (red), approximate quarry area (blue) and 
ecological restoration (green).  

38. Most of the buildings on the properties are located north of the main vehicle entrance, 
approximately 70-180m from Newcombe Road including a dwelling with attached garage, milking 
shed and several large farm buildings. The main vehicle entrance to the site is located 
approximately halfway along its Newcombe Road frontage, however, there are farm entrances 
from SH1/Tirau Road towards the south-eastern corner of the site.  
 

39. The topography of the site is generally flat with areas dissected by gullies associated with the 
Karapiro Stream and its tributaries. The southern half of the site is at a similar level to Newcombe 
Road (approximately RL75), while the banks of the Karapiro Stream and its tributaries are 
approximately 45m lower (RL 30). While most of the site is grazed by dairy cattle, portions of the 
gullies and slopes down to the streams contain exotic dominated forest, scrub and forest, mixed 
exotic and native forest, and floodplain, gully basin and seepage wetlands. 

3.2 Legal Interests In The Property 

40. The AEE sets out the relevant title instruments and provides an assessment of the relevant 
instruments in terms of any impact on the proposed quarry. This is discussed in the AEE as follows: 
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Title Details Relevant Interests 

Sec 41 SO 510550 and Sec 
61 SO 510550 

RT 841793 

28.96ha 

Issued 27 June 2018 

• 12129517.1 Compensation Certificate pursuant to Section 
19 Public Works Act 1981 by Her Majesty the Queen. 

• Appurtenant hereto is a right of way created by Easement 
Instrument 11167910.1. 

• H080406 Gazette Notice declaring SH1 (Awanui- Bluff) 
fronting the within land to be a limited access road. 

Lot 2 DP 520523 

RT 821177 

33.16 ha 

Issued 4 December 2018 

• 12129517.1 Compensation Certificate pursuant to Section 
19 Public Works Act 1981 by Her Majesty the Queen. 

• H080406 Gazette Notice declaring SH1 Awanui - Bluff 
fronting the within land to be a limited access road. 

Lot 2 DP 541191 and Lot 4 
DPS 86453 

RT 908965 

72.55 ha 

Issued 2 December 2019 

• 12129517.1 Compensation Certificate pursuant to Section 
19 Public Works Act 1981 by Her Majesty the Queen. 

• Appurtenant to Lot 4 DPS 86453 is a right of way specified 
in Easement Certificate B658708.5. 

• H080406 Gazette Notice declaring SH1 (Awanui- Bluff) 
fronting the within land to be a limited access road. 

• B664281.4 Certificate pursuant to Section 91 Transit New 
Zealand Act 1989. 

• The easements specified in Easement Certificate B658708.5 
are subject to Section 243 (a) RMA. 

• 9351117.1 Bond pursuant to Section 108(2)(b). 

• 8535308.1 Consent Notice pursuant to Section 221 RMA. 

 
The above listed interests do not restrict the proposal from proceeding for the following reasons: 

• The Compensation Certificate pursuant to Section 19 of the Public Works Act 1981 relate to 
agreement for the payment of compensation in relation to the Cambridge Section of the 
Waikato Expressway (the Expressway). 

• The site no longer gains access from SH1. 

• Section 91 of the Transit New Zealand Act 1989 relates to authorisation of crossing places on 
limited access roads. 

• Bond 9351117.1 relates to a previous 'Transferable Development Right’ subdivision. 

• Consent notice 8535308.1 relates to a previous 'Dwelling for a Person with a Long Association 
with a Holding’ subdivision, and vegetation and building distances to Hamilton-Karapiro A, 
Arapuni-Hamilton A and Arapuni- Hamilton B transmission lines and support structure 
foundations. 

 
41. The above assessment has been reviewed and is adopted for the purpose of this report and 

recommendation.  
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3.3 Proposal  

42. RS Sand has applied for a land use consent to establish and operate a sand quarry at 77 Newcombe 
Road, Cambridge. In addition, a series of regional plan and NES -freshwater consent applications 
have been lodged concurrently with the Waikato Regional Council.  
 

43. The proposed quarry has been modelled based on market conditions to extract up to 400,000 
tonnes (T) of sand per year (depending on demand) for approximately 25 years from the western 
portion of the site (the Proposal). 

 
44. The quarry is made up of a 23ha pit area towards the western boundary and a 4ha plant area (for 

processing and stockpiling) to the east of the pit. The pit area is estimated to contain 7,409,700 
tonnes (T) and 4,116,500m³ of sand resource, comprising a mixture of pit sand and concrete sand. 
The quarry is proposed to extract and process up to 400,000T of sand from the pit area per year 
(depending on demand) for approximately 25 years, based on the following indicative stages: 
 

Stages Years and 
Areas 

Overburden Pit Sand Concrete Sand Total Sand 

1 0 to 1.5 

(2.8ha) 

38,700T / 

21,500m³ 

38,700T / 

21,500m³ 

414,000T / 

230,000m³ 

452,700T / 

251,500m³ 

2 1.5 to 6.4 

(3.7ha) 

115,200T / 

64,000m³ 

115,200T / 

64,000m³ 

1,335,600T / 

742,000m³ 

1,450,800T / 

806,000m0³ 

3 6.4 to 13.4 

(6.8ha) 

189,900T / 

105,500m³ 

189,900T / 

105,500m³ 

1,920,600T / 

1,067,000m³ 

2,110,500T / 

1,172,500m³ 

4 13.4 to 20.2 

(6.3ha) 

229,500T / 

127,500m³ 

229,500T / 

127,500m³ 

1,819,800T / 

1,011,000m³ 

2,049,300T / 

1,138,500m³ 

5 20.2 to 24.8 

(3ha) 

131,400T / 

73,000m³ 

131,400T / 

73,000m³ 

1,215,000T / 

675,000m³ 

1,346,000T / 

748,000m³ 

TOTALS 24.8 Years 

(22.6ha) 

704,700T / 

391,500m³ 

704,700T / 

391,500m³ 

6,705,000T / 

3,725,000m³ 

7,409,700T / 

4,116,500m³ 

 
45. The proposed plant area includes a processing plant (approximately 6m high and 20m wide) located 

in the middle of the plant area, and a water recycling pond towards the north. The plant building 
will use and discharge water to and from the recycling pond to grade the sand with spirals, screens, 
conveyors, and pumps on multiple levels. Graded sand will be stockpiled around the plant area. The 
southwestern portion of the plant area will contain an office and breakroom building, maintenance 
workshop, car parking, weighbridge and wheel wash facility. 
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46. Access from Newcombe Road to the quarry will be provided via a new vehicle crossing 
approximately 150m to the west of the site’s existing access and 660m from the Newcombe Road 
– Tirau Road intersection. 

 
47. For Stages 1–4 (Years 1–20), a 20m wide internal road will be constructed from the new vehicle 

crossing to the plant area. The road will initially be positioned over Stage 5 and along the existing 
fence line to limit the impact on the existing dairy farm and dwelling on the site. For Stage 5 (Years 
20 25), the internal road will be moved south to provide access to the sand beneath Stage 5. 

 
48. The proposal will result in the loss of approximately 2.08ha of exotic plantation and dominated 

forest, 0.98ha of exotic dominated scrub, 3,090m² of seepage wetlands, 23.72ha of potential long-
tail bat habitat (grass-land pasture) and 3.06ha of copper skink habitat. RS Sand propose to 
undertake ecological measures to compensate for the loss of biodiversity values. 

 
49. The application material includes an Assessment of Environmental Effects and a series of technical 

and expert reports detailing the scope and scale of the proposed quarry. These include: 

(a) Appendix D Draft Quarry Management Plan  

(b) Appendix E Draft Erosion and Sediment Control Plan  

(c) Appendix F Rules Assessment 

(d) Appendix H Landscape and Visual Assessment  

(e) Appendix I Acoustic Assessment 

(f) Appendix J Air Quality Assessment 

(g) Appendix K Integrated Transportation Assessment Appendix  

(h) Appendix L Ecological Assessment 

(i) Appendix M  Hydrology Assessment  

(j) Appendix N Groundwater Assessments 

(k) Appendix O Erosion and Sediment Assessment  

(l) Appendix P Geotechnical Assessment  

(m) Appendix Q Cultural Impact Assessment  

(n) Appendix R Archaeological Assessment 
 

50. The AEE and supporting material provide several figures and to show the extent and physical 
characteristics of the proposed quarry activity, the following Figures 3 and 4 have been selected 
from the application material to show the quarry extent for the notification report.  
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Figure 3: Overall Site Development. 
 
 

 
Figure 4: Oblique view across site at completion of Stage 5 (looking south with Karapiro Stream in 
foreground).  
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3.4 Application Updates and Additional Material  

51. In addition, the applicant has provided additional information in response to the S.92 matters raised 
by both the Waipā District Council (Waipā DC) and the Waikato Regional Council (WRC). This 
includes material in response to matters raised by submitters and to a post-submission request for 
additional information.  
 

52. The following material forms part of the application and material to be considered by the 
Commissioners: 
 

• M.E Consulting – Economic Assessment dated 4 July 2024 

• CKL ‘draft’ letter dated 15 February 2025 on transportation matters 

• Alliance Ecology Memo dated 18 February 2025 regarding ecological matters and DOC 
submission 

• Southern Skies Erosion and Sediment Control Plan Update 18 February 2025 

• Mansergh Graham - Cross Section of Bund on Western Boundary – 6/03/2025 

 
53. It is noted that one key change in the application is that RS Sand has advised in February 2025 that 

the Hydro Road turnaround facility will no longer be promoted as a traffic route for north bound 
quarry trucks. This is likely to increase the number of truck movements traveling into and through 
Cambridge. 
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4 REASONS FOR THE APPLICATION 

4.1 Waipā District Plan Rule Assessment 

54. An assessment of the proposal’s compliance with the relevant rules of the District Plan has been 
completed. In summary, the table below outlines the relevant rules relating to the proposed 
activity. 

District Plan  

Rule No. Rule Name Activity Status Reason 

Section 4 – Rural Zone 

4.4.1.4(h) Discretionary Activity 
Status Table 

Discretionary The proposal is for a mineral extraction 
activity1 (sand quarry) that is not within 
500m from the lakes identified under 
subsection (h). 

Section 16 – Transportation 

16.4.2.5 Vehicle Entrance 
Separation from 
Intersections and Other 
Vehicle Entrances 

Discretionary While the proposed vehicle crossing is at 
least 600m from any intersection, it is 
approximately 160m from the nearest 
vehicle crossing to the east. 

16.4.2.14 Parking, Loading and 
Manoeuvring Area 

Discretionary As the surface of the proposed parking, 
loading and manoeuvring areas will be 
sand and metal, they will not provide a 
completely dust free environment. 

16.4.2.23 Car Park Landscaping and 
Lighting 

Restricted 
Discretionary 

Given the proposed activity is a quarry, 
no trees are proposed in the parking 
area. 

Section 26 – Lakes and Water Bodies 

26.4.2.1 23m Setback from Lakes 
and Water Bodies 

Restricted 
Discretionary 

As the northern extent of Stage 1 is 10-
15m from the Karapiro Stream, 
earthworks and vegetation removal will 
be undertaken within 23m of the edge 
of the stream. 

 
1  It is noted that the Waipā District Plan (WDP) includes a series of rule provisions and objectives and policies in 
relation to mineral extraction. There are also some provisions that refer separately to aggregates – refer Text 4.1.6 
and Objective 4.3.5. The WDP defines Mineral Extraction Activities as including excavation of rock and minerals. 
Minerals is also defined as ‘means a naturally occurring inorganic substance beneath or at the surface of the earth, 
whether or not under water; and includes all metallic MINERALS, non-metallic MINERALS, fuel MINERALS, precious 
stones, industrial rocks and BUILDING stones and a prescribed substance within the meaning of the Atomic Energy 
Act 1945’. This is the same definition as used in the Crown Minerals Act 1991. Waipā DC has also confirmed that the 
plan provisions have been applied to include sand quarries within the definition of mineral extraction. On this basis, 
the plan provisions have been applied such that all references to mineral extraction equally apply to sand extraction 
notwithstanding that the WDP does also make separate reference to aggregates. These matters may be further 
addressed through the adoption of the National Planning Standards. 
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55. As outlined in the table above, the land use application is deemed to be a Discretionary Activity, 
being the highest status prescribed by the above rules.  
 

56. As noted above, the applicant has also lodged a series of consent applications with Waikato 
Regional Council (WRC). The details of these applications and assessment are addressed in the 
separate S.42A report prepared by WRC.  
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5 NOTIFICATION AND SUBMISSIONS  

5.1 Notification Decision and Process 

57. The RTS Sand land use application was publicly notified in a joint notification process with the 
regional council applications. The original submission period was open for 20 working days from 20 
September 2024 to 18 October 2024. Following requests from various community groups and 
parties interested in the quarry proposal, the submission period was extended by an additional 10 
working days with the final closing date for submissions being 10 November 2024. 

5.2 Submissions 

5.2.1 Introduction 

58. A significant number of submissions were received totalling 350 submissions including two late 
submissions. Given this number of submissions, I have presented a summary of submissions to 
assist the Commissioners using quantitative summaries and more qualitative discussion on key 
issues.  
 

59. I note that while a significant number of individual submissions was received, a much smaller subset 
of 44 submitters have indicated that they wish to be heard.  

 
60. It appears that most submissions were presented to both Waipā District Council and to Waikato 

Regional Council. As such, there are some submission and assessment matters which will have some 
overlap between the district and regional councils while most issues will be discrete and directly 
addressed by only one consent authority. 

5.2.2 Late Submissions 

61. The Commissioners will need to make a decision on whether the late submissions will be accepted. 
I note that the late submissions do not introduce any new or different issues that are not canvassed 
in other submissions. 
 

62. The late submissions recorded by Waipā District Council are: 

• Hermane Krutzmann (traffic) (3 days late) 

• Peter Spiller (truck movements, impacts on Karapiro Stream, no royalties, discharge to 
water) (3 days late) 

 
63. It is noted that both submitters stated that they do not wish to be heard. In my opinion, any decision 

to accept or reject the late submissions will not have any substantive bearing on the assessment of 
the application. It may be appropriate for the Commissioners to seek a position from the Applicant 
as to whether they have a position on the acceptance of the late submissions.  
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5.2.3 Submissions Summary 

64. The vast majority of submissions oppose the application, with the issue of truck movements 
through Cambridge and potential health effects of silica dust being the two dominant themes. Of 
the total 350 submissions, I have recorded only 11 submissions that either fully support the quarry 
or hold a position of support/neutral with pre-conditions to be tied into any consent decision. 
 

65. A large number of submissions have been lodged utilising a submission resource that has allowed 
submitters to lodge an individual submission using a pro-forma template and a selection of up to 
nine submission topics. These submissions total 237 individual submissions with the vast majority 
raising key concerns about traffic and dust/health issues. In some cases, there is no further 
detail/commentary in the submission while others provide additional discussion and supporting 
commentary.  
 

66. In some isolated cases (two individual submissions), the template has also been used to lodge a 
submission in support or with a neutral position subject to conditions. 
 

67. The nine submission topics and the nature of individual comments across the topic areas are 
summarised in the following table: 
 

Traffic • Increased congestion through Cambridge, damage to road 
• Safety issues for pedestrians and schools 
• Time restrictions should apply to quarry traffic 
• Additional maintenance and costs 
• Truck fumes 
• North bound on-ramp is necessary for quarry traffic 
• Use of Hydro Road turn-a-round is unlikely to work 
• Cambridge by-pass has provided huge benefits for Cambridge 

which will be lost if quarry traffic is allowed back into the town 
• Debris will fall off trucks and be deposited across town 
• Issues are faced with impacts of existing quarry trucks in town 

 
Heath/ 

Dust – Silica dust 
• Truck loads should be covered through town 
• Potential infiltration to roof water 
• Controlling dust will be impossible 
• Impacts on family health 
• Effects on mental health 
• Silica dust causes respiratory disease, kidney disease and 

incurable cancers 
 

Ecology –Stream • Run-off/leachate into Karapiro Stream 
• Environmental fund needs to be established in case restoration 

of waterways is required 
• Quarry is too close to waterways 
• Water quality will be degraded 
• Removal of river banks is unnecessary and ‘alarming’ 
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Environmental • ‘Scar’ on landscape 
• Mining towns takes years to recover after the resource is 

exhausted  
• Visual and amenity effects 
• Quarry will negatively impact on the ‘green belt’ surrounding 

Cambridge 
• North wall of quarry should be maintained as visual mitigation 

for properties to the north 
• Lack of consultation and lack of information provided by 

applicant 
• Effects on horses and livestock 
• Landscape impacts for French Pass Road property owners 

 
Sustainability • Compensation should be payable to additional costs faced by 

ratepayers  
• Quarry will adversely affect Cambridge as a tourist destination 
• Concerns over private water supply 
• Royalties will not benefit the Council 
• Disproportionate level of risks versus benefits 
• Lack of public notification and transparent process 
• Quarrying is not a ‘sustainable practice’  
• A precautionary approach is required 
• Need to protect Highly Productive Land 
• Quarry will harm local economy and businesses 

 
Amenity Effects • The quarry will ‘ruin’ the outlook and lifestyle of people who live 

in the vicinity 
• Quarry hours should be restricted 

 
Biodiversity • Concerns over habitat for local wildlife 

• Destruction of bat habitat and breeding grounds for other bird 
species 

• Road and heavy trucks can alter ecosystems and habitats 
 

Cultural • The Karapiro Stream is a cultural landscape 
• Quarry will have significant cultural impacts including impacts on 

cultural sites and role of Māori as kaitiaki. 
 

68. I have collectively grouped a second set of 85 submissions (received directly from individual 
submitters) that have raised concerns with the proposed quarry with common themes of truck 
movements and dust/health issues, as well as some individual matters.  Again, there is a wide 
variance with the detail and discussion of each individual submission. I have provided the following 
summary points across this group of submissions.  
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69. Truck Movements (identified as a key issue in 79 of the 85 submissions in this group):  

• Congestion of traffic routes through Cambridge 

• Quarry trucks will exacerbate existing ‘gridlock’ issues in central Cambridge  

• Quarry trucks will also affect spill over to other suburban streets that are not designed for 
high levels of truck movements 

• Difficulty for large trucks to navigate narrow road and round-a-bouts 

• Quarry should work with Waka Kotahi to construct an on/off ramp directly onto SH1 

• Will add to additional road maintenance issues 

• Traffic will spoil amenity and qualities of Cambridge 

• Noise issues/pollution 

• Risk of silica dust from trucks moving through town 

• Hydro Road turn-a-round is not adequate for quarry traffic 

• Piarere expressway extension may help with turn-a-round  

• The traffic data relied upon in the application is out of date 

• Tirau Road and Shakespeare Street bridge are not ‘fit for purpose’ 

• Condition required to force quarry north-bound trucks to head south to Hydro Road turn-a-
round 

• Impacts on Hydro Road need to be assessed. Existing turn-around-facility is not safe and many 
‘near misses’ observed  

• Management and control of truck movements cannot be effectively managed off-site 

• New provisions for 36 tonne vehicles through urban areas causes safety and amenity effects. 
 

70. Dust and Health Issues (identified as a key issue in 43 of the 85 submissions): 

• A silica sand quarry close to town will have adverse effects on the Cambridge community and 
surrounding residents 

• Trucks transporting sand through Cambridge will also create adverse health effects 

• Noise and dust pollution will create health issues 

• Silica is similar to asbestos and can cause irreversible effects on health 

• The risk of health effects must be eliminated by declining consent  

• Studies have shown that particles can travel significant distances 

• Silica dust will affect rain water collection for dwellings around the site 

• Silica dust is a carcinogenic risk.  

 
71. Other Matters (included across 37 of the 85 submissions in this group): 

• Quarry activities should be located further away from town 

• Water demand may lead to water shortages and may affect rural water supply 

• Property values 

• Traffic will spoil amenity and qualities of Cambridge 
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• Potential contamination and sedimentation of Karapiro Stream 

• Ecological effects on habitat and water quality 

• There is already sufficient sand supply in the Waikato 

• General amenity issues associated with truck movements  

• Alternative and recycled technology may reduce need to extract finite resources 

• Track record of part-owners with multipole breaches of conditions/bylaws suggests that 
compliance will be an issue 

• Ecological impacts on long-tailed bats 

• Impacts on landowners at Hydro Road 

• Other locations would be more suitable for a quarry with less environmental effects 

• Erosion and degradation of riparian areas 

• Compensation should be provided to property owners on French Pass Road to address dust 
and noise issues. 

 
72. The above group of submissions generally seek the application be declined or that specific 

conditions are imposed for roading upgrades to avoid heavy traffic movements through Cambridge.  
 

73. I have also provided the following summaries of key individual submissions to assist the 
Commissioners with understanding the nature of issues raised across these submissions. 

 
74. Archvarin (333 Tirau Road): B&B business and personal well-being will be adversely affected by 

potential dust, noise and traffic pollution. Potential impact on property value. Seek processes and 
measures to minimise impacts including potential compensation.  
 

75. Bicycle Revolution (BRC): Additional truck movements through Cambridge will have adverse effects 
on the safety of cyclists, particularly given the lack of cycleways and grass verges for cyclists. Quarry 
trucks should be restricted through Cambridge or contributions should be made to improve cycle 
routes and safety.  

 
76. Cambridge Chamber of Commerce (Chamber)2 (Kelly Bouzaid - CEO): The Chamber has surveyed 

members to ensure that a representative submission is made across 400 businesses. The Chamber 
does not oppose the quarry. However, access and traffic issues are critical issues that need 
resolution. The Chamber requests that a north-bound on-ramp is provided onto the expressway 
and suggests that roading contributions could be waived to help with the cost of the works. The 
Chamber questions the NZTA stance on rejecting a north-bound on-ramp and cites the Rangiuru 
Industrial Park which is under development in the Bay of Plenty. Concerns are expressed on the 
other measures such as signage to restrict truck movements through Cambridge. The Chamber 
requests additional engagement with NZTA and provision for a north-bound on-ramp to ensure that 
truck movements through Cambridge are minimised.  
 
 

 
2 It is noted that a second submission from Amy Banks was also recorded as being from the Chamber of Commerce. This has 
subsequently been confirmed as a private submission and has been summarised in the general submissions summary.  
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77. Cambridge Community Board (Board) (Jo Davies-Colley): The Board recognises the need for sand as 
a resource for building and infrastructure development. The Board strongly opposes any additional 
truck movements through Cambridge which will impact and cause congestion, noise pollution, 
safety issues as well as undermining the pleasant character and amenity of the town. Concerns are 
also raised in terms of traffic impacts on road and bridge infrastructure. Other concerns are raised 
in terms of water quality and biodiversity.  

 
78. Cambridge Town Hall Community Trust: Noise and vibration will affect events and use of the hall. 

Congestion and air pollution will also be increased around the hall. The presence of heavy trucks 
may impact future plans to upgrade the hall. An alternative route for trucks must be provided.  

 
79. Department of Conservation (Director General): The quarry would have permanent adverse effects 

on terrestrial and freshwater habitats and the assessment of alternatives is insufficient. The 
application is not consistent with Section 6 of the RMA, and national policy statements for 
freshwater and biodiversity. Specific concerns are raised with the loss of wetland habitat which is a 
nationally endangered environment. A series of concerns and reservations are raised with the 
assessment of ecological values and the assumptions relied upon to form the basis of mitigation 
methods and the management plans. The quarry should only be granted if all the issues raised in 
the submission are resolved which includes further ecological assessments and avoidance of 
ecological areas.  
 
Update: Correspondence dated 5 March 2025 was received from DOC advising that based on the 
additional ecological assessment and information, that they are now comfortable with the 
restoration works and no longer wish to attend the hearing.  
 

80. Destination Cambridge: Cambridge has earned a reputation as a ‘scenic, tranquil and attractive’ 
town. Additional truck movements through town will impact on the safety and amenity of the town 
and the visitor experience. Quarry traffic should use alternative routes, with preference for a new 
north-bound on-ramp to be constructed. 
 

81. Miller -  (41 Newcombe Road): There are a series of submissions from individuals with the surname 
Miller with some directly associated  with the property located at 41 Newcombe Road. The property 
located at 41 Newcombe Road is immediately adjacent to the proposed quarry site and is occupied 
by two rural dwellings. The concerns raised include effects on water supply/bore, significant 
concerns over silica dust, disruption to day-to-day living with reference to noise, heavy traffic on 
Newcombe Road and dust. There is also reference to other matters including cultural, biodiversity 
and ecological effects. The submission from Carl Miller refers specifically to the loss of habitat 
including riparian and terrestrial habitat and the scar that the quarry represents on the entrance to 
Cambridge. Commentary is also provided on the earlier ownership of the farm.   

 
82. NZTA (Luke Braithwaite): NZTA is opposed to the application insofar as the matters raised in the 

submission. Submission issues include: 

• Geotechnical concerns with quarry works and proximity to state highway infrastructure 

• Deficient sightlines at Newcombe Road intersection which will require bank trimming and 
vegetation removal 

• Insufficient geometry and provision for frequent heavy vehicles at right-turn facility into 
Newcombe Road 
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• Additional quarry traffic will trigger the need for a left-turn lane into Newcombe Road 

• Newcombe Road right-turnout movements will affect level of service over life of quarry. 
Applicant will need to manage this risk within a traffic management plan 

• Quarry trucks traveling south onto expressway will not be able to merge with expressway 
traffic at the appropriate speed (80km/h rising to 90km/h post opening of C2P). Controls or 
mitigation required.  

• The hypothetical directional splits assessed in the application need to be substantiated with 
upper limits imposed to provide a higher degree of certainty of scale and nature of effects 

• Newcombe Road has been re-designed as a north-bound turnaround facility and the Applicant 
will need to provide an updated assessment of the additional quarry traffic taking into account 
the turnaround function  

• The construction of C2P the south-bound on-ramp and Hydro Road turnaround facility are 
likely to be closed for 3 – 6 months. This will need to be assessed as part of the Applicant’s 
traffic management plan 

• Newcombe Road is anticipated to be extended as part of C2P to the intersection with Karapiro 
Road. Quarry trucks may impact sensitive users including Karapiro School. NZTA seeks a 
restriction on right-turnout only direction of travel for all heavy vehicles leaving the site.  

 
83. Davina Penny (Christchurch): Researcher on quarry issues. Substantive submission that raises 

several issues relating to the application material, need to manage and condition quarry areas, need 
to apply precautionary principle in terms of adverse effects, concerns of traffic movements and 
Hydro Road turnaround, process for any variations to the application, potential compliance issues 
associated with off-site traffic/journey conditions, impacts on wildlife, impact on highly productive 
land and effectiveness of rehabilitation conditions, potential issues of air and several 
recommendations on conditions.  
 

84. Forest and Bird: Concerns over silica discharge on local biodiversity, ecological monitoring should 
be considered, landscape values, impacts on wetlands and SNAs. Quarry is opposed. However, if 
consent is granted conditions are required to manage and mitigate adverse ecological effects.  
 

85. SJ Flintoff Family Trust (178 Tirau Road): Intensity/hours of quarry will impact on surrounding 
properties, concerns over potential expansion of quarry activity if consent is granted, traffic 
movements and effects in terms of property and Cambridge town, north-bound on ramp must be 
provided, noise effects from vehicles, concerns over ecological effects, issues with loss of 
productive land, proposal is contrary to plan policies at the national, regional and district level. 
 

86. Ray Talbot (CPEng): Detailed analysis of Applicant’s traffic assessment. Several concerns on the 
scope of traffic assessment, lack of NZTA ‘Safe Systems Audit’, significant safety concerns for 
additional trucks at Newcombe Road/Tirau Road intersection, including sight distance, eastbound 
acceleration lane, left-turn into Newcombe Road, conflict zones and safety barrier deceleration 
lane, recommendation for a roundabout to be considered for intersection. 
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87. Waikato Sustainability Society Inc: The submission states that the majority of Cambridge residents 
and businesses are well aware of traffic congestion issues which will be exacerbated with quarry 
traffic, 13+ quarries in the region already, proposed quarry does not have appropriate 
infrastructure/highway linkages, concerns over landscape and ecological effects, precautionary 
approach is necessary in terms of public health, Fulton Hogan have a history of appealing 
conditions. 
 

88. Windsor Park Leasing Ltd (324 Tirau Road): Owner of property opposite Tirau Road. Support the 
quarry application, provision for north-bound ramps need to be promoted. 
 

89. As outlined above, I have identified 11 submissions in general support, support or neutral with 
conditions. These submissions generally support the application on the basis that sand is required 
for building/infrastructure projects and that the quarry will support the local economy. More 
specifically, the following comments and supporting submission points are made: 

• Without a ready source of sand, projects will stop or will be more expensive as sand is 
transported from more distant quarries 

• Quarry should be granted. However, all quarry traffic should be restricted to Newcombe Road 
and SH1 only 

• There should be freedom to carry out business activities without onerous restrictions 

• NZTA should put in a proper interchange at SH1 and the golf course 

• Newcombe Road should be designated for HPMV trucks to reduce number of truck 
movements. 
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6 STATUTORY PROVISIONS 

90. The Resource Management Act 1991 (RMA) sets out the statutory provisions for the assessment 
and determination of all such applications with Sections 104 and 104B providing the primary 
assessment and decision-making framework.  

Section 104 Consideration of applications 

(1) When considering an application for a resource consent and any submissions received, the 
consent authority must, subject to Part 2, have regard to– 

(a)  any actual and potential effects on the environment of allowing the activity; and 
(ab) any measure proposed or agreed to by the applicant for the purpose of ensuring 

positive effects on the environment to offset or compensate for any adverse effects 
on the environment that will or may result from allowing the activity; and 

(b) any relevant provisions of— 
(i) a national environmental standard: 
(ii) other regulations: 
(iii) a national policy statement: 
(iv) a New Zealand coastal policy statement: 
(v) a regional policy statement or proposed regional policy statement: 
(vi) a plan or proposed plan; and 

(c) any other matter the consent authority considers relevant and reasonably necessary 
to determine the application. 

Section 104B  Determination of applications for discretionary or non-complying activities 

After considering an application for a resource consent for a discretionary activity or non-
complying activity, a consent authority— 

(a)  may grant or refuse the application; and 

(b) if it grants the application, may impose conditions under section 108. 

91. All sections of the RMA are subject to Part 2 which includes the purpose and principles of the 
legislation. Any referral to Part 2 is now subject to case law which places specific limitations on 
when it is appropriate to engage the provisions of Part 2.3. I discuss this further in Section 10 of this 
report. For completeness, I include Section 5 and the purpose and principles of the Act as follows; 
 

Section 5  Purpose 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 
resources. 

(2)  In this Act, sustainable management means managing the use, development, and 
protection of natural and physical resources in a way, or at a rate, which enables people and 
communities to provide for their social, economic, and cultural well-being and for their 
health and safety while— 

(a) sustaining the potential of natural and physical resources (excluding minerals) to 
meet the reasonably foreseeable needs of future generations; and 

(b)  safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 

 
3 R J Davidson Family Trust v Marlborough District Council [2018] NZCA 316.  

http://www.brookersonline.co.nz/databases/modus/environmentallib/rmresman/link?id=ACT-NZL-PUB-Y.1991-69%7eBDY%7ePT.2&si=1878974479
http://www.legislation.govt.nz/act/public/1991/0069/latest/link.aspx?id=DLM234810#DLM234810
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(c) avoiding, remedying, or mitigating any adverse effects of activities on the 
environment 

92. Section 6 which identifies matters of national importance: 

Section 6  Matters of national importance 

In achieving the purpose of this Act, all persons exercising functions and powers under it, in 
relation to managing the use, development, and protection of natural and physical resources, 
shall recognise and provide for the following matters of national importance: 

(a) the preservation of the natural character of the coastal environment (including the 
coastal marine area), wetlands, and lakes and rivers and their margins, and the 
protection of them from inappropriate subdivision, use, and development: 

(b) the protection of outstanding natural features and landscapes from inappropriate 
subdivision, use, and development: 

(c) the protection of areas of significant indigenous vegetation and significant habitats 
of indigenous fauna: 

(d) the maintenance and enhancement of public access to and along the coastal marine 
area, lakes, and rivers: 

(e) the relationship of Maori and their culture and traditions with their ancestral lands, 
water, sites, waahi tapu, and other taonga: 

(f) the protection of historic heritage from inappropriate subdivision, use, and 
development:  

(g) the protection of protected customary rights: 

(h) the management of significant risks from natural hazards. 

 
93. Section 7 identifies ‘Other matters’ of national importance which may also be relevant to the 

assessment of resource consent applications: 

Section 7  Other Matters 
In achieving the purpose of this Act, all persons exercising functions and powers under it, in 
relation to managing the use, development, and protection of natural and physical resources, 
shall have particular regard to— 

(a) kaitiakitanga: 

(aa) the ethic of stewardship: 

(b) the efficient use and development of natural and physical resources: 

(ba) the efficiency of the end use of energy: 

(c) the maintenance and enhancement of amenity values: 

(d) intrinsic values of ecosystems: 

(e) [Repealed] 

(f) maintenance and enhancement of the quality of the environment: 

(g) any finite characteristics of natural and physical resources: 

(h) the protection of the habitat of trout and salmon: 

(i) the effects of climate change: 

(j) the benefits to be derived from the use and development of renewable energy. 
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94. Section 8 provides guidance on decision in accordance with the Treaty of Waitangi.  
 
Section 8  Treaty of Waitangi  
In achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to 
managing the use, development, and protection of natural and physical resources, shall take into account the 
principles of the Treaty of Waitangi (Te Tiriti o Waitangi). 
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7 ASSESSMENT OF EFFECTS 

7.1 Introduction 

95. Taking into account the AEE material, the matters raised in submissions and the policy instruments 
relevant to the application, I have elected to address the actual and potential effects of the 
proposed sand quarry under 11 topics as follows: 

• Positive Effects 

• Traffic and Transportation effects  

• Terrestrial Ecology 

• Landscape and Rural Character 

• Loss of Productive Rural Land 

• Noise 

• Silica Dust and Health Concerns 

• Cultural Values and Sites 

• Other Effects Matters 

• Regional Council Matters 

• Effects Assessment Conclusion 

96. The above topics are all directly associated with the land use application. In some cases, there is an 
overlap with the matters raised and assessed as part of the regional council applications. These are 
discussed as required under the relevant topic discussion including where any matters are deferred 
to the regional council reporting and assessment.  

7.2 Positive Effects 

97. While much of the evidence and submissions for this hearing will be focussed on the actual and 
potential adverse effects and matters of concern and objection raised by the community, it is both 
appropriate and necessary to fully consider and take into account the actual and potential positive 
effects of the proposal.  
 

98. I anticipate that RS Sand will present more substantive discussion on the positive effects and 
benefits of the sand quarry and the business case which has been undertaken to establish the 
demand for a cost-effective and reliable supply of sand in this location. I anticipate this will include 
knowledge of the extractive sector and market conditions which is outside my expertise. 

 
99. At a summary level, in my opinion it is appropriate to recognise the following benefits and 

environmental benefits as adopted from Section 8.13 of the RS Sand AEE should the Commissioners 
be mindful to grant consent: 
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(a) Local employment generation (14 jobs associated with stripping campaigns) 

(b) $5m in operating costs that will support local business and economic activity 

(c) $5m - $10m annual business activity for transport operators 

(d) Local and economic and business generation  

(e) Local supply of sand aggregate for construction and civil projects, as well as for supply to 
concrete batching plants.  

100. As part of the application process, RS Sand commissioned an Economic Assessment4 to assist with 
the analysis and understanding of the regional demand for sand aggregate and the effects of having 
more sand resource available in the region. The Economic Assessment provides detailed analysis of 
the demand and supply of sand and the direct economic costs of not having local supply. I note the 
conclusion of the Economic Assessment is that: 

The analysis shows that the region is likely to encounter a deficit in the short term as consents expire. 
Without new resources being development (sic), or the life of existing ones being extended, the region 
will not have sufficient capacity to support infrastructure investment and other sand users. The 
economic costs associated with such a deficit are significant. Servicing the demand using potential 
alternatives is difficult because there is limited certainty about the future availability of the resources. 
Without the Newcombe Road resource, there will be significant additional costs.5 

101. I note that RS Sand has also referred to the proposed wetland, terrestrial rehabilitation and habitat 
restoration works as also having ‘positive effects’. I do not support the view that these should be 
considered as positive effects given that they are effectively measures to compensate for adverse 
effects and the loss of biodiversity.  
 

102. In my opinion, granting consent will provide possible effects in terms of providing an additional 
source of sand aggregate which will provide economic benefits in terms of economic activity and 
employment opportunities, as well as ensuring a cost-effective supply of sand aggregate.  

7.3 Traffic and Transportation Effects  

103. There are a series of overlapping and contextual issues associated with traffic generation and 
transportation effects including distribution modelling that introduce uncertainty and complexity 
into the assessment of the RS Sand quarry application.  

104. I have identified five key issues in terms of the transportation effects which I consider will need to 
feature in the Commissioners’ assessment and determination of the quarry application. These are: 

• The ability to determine and quantify transportation and distribution effects given that the 
projected traffic generation is based on a series of assumptions on future resource demand 
and location 

• The scale and nature of heavy vehicles that may travel into Cambridge and whether this may 
cause inappropriate effects on the community and other road users 

 
4 M.E Consulting – Economic Assessment for 77 Newcombe Road dated 4 July 2024.  
5 Ibid, Section 4, pg22.  
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• Whether the additional quarry traffic creates adverse effects on the local roading network 
and expressway that may compromise the efficiency and safety of the network  

• How the construction of the NZTA C2P project may affect the demand for the sand resource 
and introduce network changes which are material to the traffic distribution modelling and 
assessment of effects. In addition, this will require a determination on whether it is possible 
to impose conditions on any consent associated with the new C2P network upgrade and 
transportation links 

• If consent is granted, the responsibilities on, and measures that may be imposed on the 
consent holder, for managing the effects and distribution of quarry traffic on the roading 
network. 

7.3.1 Traffic generation and arising issues 

105. In terms of the number of opposing submissions, the overriding issue for the RS Sand application is 
the potential effects of heavy trucks travelling through Cambridge. There are also several traffic 
related matters associated with potential effects on the local and state highway roading networks 
and the effectiveness of available measures to manage traffic generation effects.  

 
106. RS Sand has presented a series of reports and information responses to quantify the likely nature 

of traffic movements generated by the proposed quarry, their distribution across the roading 
network, potential effects and mitigation measures. The key report is the Integrated Transport 
Assessment – CKL Report dated 16 May 2023 (ITA). The proposed quarry will generate traffic 
movements through both the construction/set-up phase and throughout the full life of the quarry 
with up to 400,000 tonnes of sand extracted and transported off-site each year. 
 

107. The original ITA provided an overall assessment of average and maximum traffic generation as 
follows6: 

• Up to 200 trucks could access the site per day (400 vehicles per day (vpd)) 

• Average truck movements - 8 trucks per hour (16vpd) 

• Peak truck movements - 20 trucks per hour (40vpd). 
 

108. A key issue for RS Sand and the assessment of the transportation effects is that any future traffic 
generation will be determined and dependent on the demand, timing and location of projects 
requiring the sand resource.  
 

109. Following the submission period and series of concerns raised by NZTA in their submission, and also 
in response to the technical review by Waipa DC, RS Sand has revisited the traffic generation 
modelling and whether Hydro Road is able to effectively provide a safe and efficient turnaround for 
north-bound quarry trucks (RS Sand 02/25 Transportation Update7).  
 

  

 
6 ITA, para 6.2.3 and 6.2.4. 
7 A draft response was originally provided to Waipa DC on 15 February 2025.  
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110. The RS Sand 02/25 Transportation Update provides the following updates and commentary on 
quarry trucks and the distribution modelling: 
 
(a) The market/traffic distribution modelling has been updated and is now set out in the 

following table: 

  
The ‘through’ routes through Cambridge comprise Cambridge North, SH1 North and SHB 
North. 

(b) Given the current geometry of the Hydro Road turnaround, and existing traffic volumes on 
the expressway affecting right-turn into Hydro Road, RS Sand is no longer promoting this 
alternate route as a means to reduce ‘through’ traffic travelling into Cambridge. The Hydro 
Road turnaround may still be used by trucking contractors and drivers however, this will be 
at their discretion. 

(c) The NZTA C2P project has not been factored into the modelling. If the C2P project is 
consented and proceeds, this will ‘significantly reduce the amount of product available for 
other sites hence reducing the number of trucks through Cambridge’. 

 
111. A detailed assessment of the transportation distribution and potential effects on the roading 

network are addressed in the independent traffic review as discussed below.  

7.3.2 Hydro Road turnaround 

112. There has been a substantive amount of discussion on the Hydro Road turnaround including the 
need for alternatives to avoid/reduce quarry traffic through Cambridge and concerns raised in 
submissions on the safety and efficiency of this facility.  
 

113. As such, it is appropriate to provide some context around the Hydro Road turnaround even if this 
is no longer an alternate traffic route promoted by RS Sand.  
 

114. As part of the earlier traffic distribution modelling, it was confirmed by a S.92 Information Response 
that the provision for northbound traffic to utilise the Hydro Road turnaround was a means to avoid 
unnecessary quarry traffic through Cambridge. The RS Sand’s traffic expert noted: 
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However, since the ITA was prepared, new turnaround facilities on SH1 have been constructed that 
create an alternative feasible option for northbound trucks that avoid the town centre. While this 
route increases travel distance by approximately 7km, the road is generally flat and straight with 
no driveways or other intersection to disrupt traffic flow. In contrast the route through the town 
centre is slow with frequent intersections and there is also a notable gradient up Queen Street which 
would have a noticeable effect on trucks. The route through the town centre can also be congested 
at peak times. Therefore, the route via SH1 is considered to be more attractive for trips heading 
north from the site8.  

 
115. Hydro Road is located approximately 3.5km south of the south-bound Tirau Road on-ramp to the 

expressway as shown in Figure 5. 
 

 
Figure 5: Hydro Road turnaround – Feb 2025.  
 

116. As RS sand is no longer promoting the Hydro Road turnaround facility as a means to manage off-
site traffic distribution, the assessment of traffic distribution, including the frequency and type of 
truck movements traveling into and through Cambridge will need to be updated and revisited.  
 

117. As Hydro Road is no longer being promoted as a turnaround facility for quarry trucks, this will 
address the concerns raised by submitters on the safety and effectiveness of the existing 
turnaround facility and potential effects on trucks merging back onto the expressway.  

7.3.3 NZTA Cambridge to Piarere Project (C2P)  

118. If future upgrades to the expressway (NZTA Cambridge to Piarere Project (C2P) are consented and 
proceed, then the network changes will affect the traffic routes to the south of the quarry and will 
provide an alternative for north-bound traffic to avoid Cambridge. The NZTA plan for C2P is shown 
in Figure 6.  

 
8 CKL – Section 2 Response dated 16 August 2023, pg3. 
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Figure 6: Source Google maps (Oct 2022). 
 

119. In addition, the construction of Project C2P may also create significant demand for sand which 
could reduce truck deliveries to the north and would also provide economic and construction 
efficiencies for the project. 

120. The consenting issues arising from Project C2P are: 

• While it appears that as a ‘Road of National Significance’, the C2P project is more than likely 
to proceed, the C2P project does not currently form part of the roading network and has not 
therefore been factored into the traffic generation and distribution modelling. 

• The positive opportunities presented by the C2P project include an alternative route south 
for quarry trucks including an interchange onto the expressway. This would affect the traffic 
distribution modelling and effects on the local roading network. The route south and 
interchange may offer a viable and attractive alternate route for northbound trucks. 

• As the C2P project has not been factored into the traffic generation modelling and receiving 
environment, then there has been no account of the impacts of quarry traffic potentially 
using the new connection to the Karapiro Road interchange or further south to Piarere. As 
such, there will be potential effects on other property owners along the route including 
Karapiro School which have not been taken into account.  

121. Presumably, as part of the hearing and assessment of the C2P project through the Fast Track 
process, there will need to be an account of existing and future traffic generation. However, it may 
also be the case that as the RS Sand quarry is yet to be determined, that there is a gap in terms of 
how the traffic distribution and effects will be taken into account.  
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122. It would be helpful if NZTA is able to provide further discussion to the Commissioners on the C2P 
project and the traffic issues that overlap with the current RS Sand’s application.  
 

123. In my opinion, it will be appropriate for the Commissioners to acknowledge that the C2P project 
may well have an effect on future traffic distribution including alternate route options to reduce 
truck traffic through Cambridge. However, without further certainty on the outcome and timing of 
the C2P project, there appears limited options to address the potential positive and/or negative 
roading network changes that may arise with the consenting and delivery of the network upgrade.  
 

124. An option that can be utilised for any consent granted to RS Sand is a S.128 review condition which 
would enable a review of consent conditions and traffic distribution from the quarry through the 
construction and completion of the C2P project.  

7.3.4 SH1 north-bound on-ramp for quarry traffic   

125. There is some discussion in the application material9 on the potential for a north-bound on-ramp 
to provide for quarry traffic to join SH1 directly and therefore avoid any through traffic into 
Cambridge. This concept is strongly advocated for across a significant number of submissions as it 
would largely eliminate north-bound traffic through Cambridge.  
 

126. While RS Sand has acknowledged this as an option for consideration, it is understood that NZTA has 
essentially dismissed any consideration of this option given potential effects on the function of the 
expressway. NZTA has not discussed the north-bound on-ramp in their submission and it would be 
useful for some further discussion on this to be presented to the hearing given the significant call 
for this from the community.   
 

127. The RS Sand’s traffic expert has provided further commentary on the north-bound on-ramp options 
including the very preliminary identification of design concepts10. However, again, they advise that 
as any north-bound on-ramp is not supported by NZTA, this effectively stalls any further 
investigation or consideration of this option. In addition, they advise that without any NZTA funding 
for an on-ramp, the cost of construction would be prohibitive if this was imposed as a consent 
condition on the proposed quarry.   

 
128. Given the scenario outline above, the assessment and context of the traffic generation and 

distribution effects will need to exclude any north-bound on-ramp as a feasible option or upgrade 
as part of the RS Sand application.  

7.3.5 Amenity effects of traffic movements   

129. The concerns raised by the community in terms of effects from heavy vehicles include both traffic 
and road user safety concerns as well as concerns over the impacts of heavy trucks on the amenity 
and well-being of the local community.  
 

  

 
9 Kinetic Environmental RS Sands Resource consent Application dated May 2023, Section 7.2 and 8.5.3.   
10 RS Sands 02/25 Transportation Update. 
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130. Certainly heavy trucks can have an impact on the quality of the environment for residents and 
businesses along key transport corridors. The degree and perception of effects will be a function of 
the number of trucks, the sensitivity of the receiving environment and measures that are available 
to mitigate the effects of heavy trucks.  
 

131. The quantum of truck movements that will enter Cambridge, including ‘through movements’ of 
north-bound trucks, is difficult to quantify and will vary significantly depending on the future 
demand and location of projects requiring a sand resource. This is further discussed in Section 7.3.7 
below.  
 

132. It is fully understandable that the Cambridge community has embraced the lack of heavy vehicles 
and through traffic through their township since the Cambridge bypass was opened. In my opinion, 
it is reasonable to consider that the Cambridge community are therefore sensitive to any significant 
scale activity which may be responsible for putting large numbers of heavy vehicles back into 
Cambridge.  
 

133. I also note that there has been some misunderstanding and/or misinformation across many 
submissions on truck movements which has most likely heightened the concerns of some members 
of the community.  

 
134. Other factors to consider include: 

• The road controlling authority will have a responsibility to ensure that the roading network 
is able to safety accommodate the function and type of all traffic on the network including 
making provision for cycle and pedestrian users. 

• It is difficult to impose conditions on a single applicant for mitigation of effects on the wider 
roading network when their proportion of the total overall traffic movements may be very 
minor. 

• All road vehicles are required to obtain a WOF and satisfy requirements for vehicle noise. 

• If future site development or building projects within the Cambridge area require sand for 
construction, then this will generate additional truck movements regardless of whether the 
sand is sourced from the Newcombe Road site or another supplier/sand quarry. 

7.3.6 Submissions  

135. The summary of submissions set out in Section 5 of this report illustrates the significance of traffic 
movements through Cambridge as an issue for the community. I note that there is some 
misunderstanding and incorrect information shared among submitters on the nature of truck 
movements and the volume of heavy vehicles that may travel through Cambridge. It appears that 
the maximum level of heavy vehicles (400 vehicles per day (vpd)) has been assumed to be the level 
of additional movements travelling through Cambridge on a daily basis. 
 

136. Other submission issues have been addressed above in regards to the Hydro Road turnaround and 
the potential for a north-bound on-ramp.  
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137. NZTA has made a submission raising a series of issues with potential transportation effects and RS 
Sand has been proactive in engaging with NZTA to try and resolve, or at least narrow, the issues 
that NZTA has raised. I also note that a technical/expert submission has been lodged by Ray Talbot 
and I understand that RS Sand will also be presenting further evidence on their discussions with Mr 
Talbot as part of the hearings process.  

7.3.7 Independent review and analysis   

138. Waipā DC has engaged Bloxam Burnett & Oliver (BBO) (Transportation Engineer, Cameron Inder) 
to provide an independent peer review of the ITA. The original ITA Review Assessment is dated 14 
June 2023 which raised several matters for additional clarification around the traffic generation and 
modelling. Following further analysis provided by the Applicant (CKL letter dated 16 August 2023), 
a further and updated Review Assessment was issued on 17 November 2023. This retained 
reservations regarding the traffic generation and modelling assumptions, and further discussions 
and exchange of modelling data was exchanged between the traffic experts.  
 

139. Mr Inder has reviewed the information and traffic modelling required and provided a technical 
review memo dated 6 May 2024 and has produced a further memo for this hearing dated 11 March 
2025 – refer Appendix 1.  

  
140. While Mr Inder has provided independent commentary and advice which advises he is satisfied that 

the immediate roading network will be able to accommodate the increase in traffic generation, Mr 
Inder has raised concerns with the lack of assessment and details for any mitigation in relation to 
the potential effects of truck movements traveling through Cambridge. Mr Inder states; 
 

Although the Hydro Road turn-around is no longer promoted for use by the applicant, there remains (as 
before) no assessment from the applicant of any potential worsening of road safety in the Cambridge 
urban environment due to the expected additional heavy truck movements associated with the quarry, nor 
any mitigation measures offered to offset potential adverse safety effects for vulnerable road users 
(pedestrians and cyclists) using or crossing the roads of the main thoroughfare route in Cambridge. 

Such assessment should be provided by the applicant at the hearing. Until then my conclusion remains 
similar to my s92 response review memo finding, that I am unable to state with confidence that the 
transport effects of the proposed sand quarry, within the urban environment of Cambridge, will be minor 
or less as suggested by the applicant’s traffic engineer. 

7.3.8 Planning Assessment   

141. The RS Sand application presents some challenges in terms of how the effects of traffic generation 
and distribution can be quantified and assessed. As such, it will be important for any decision to 
recognise the context of the existing roading network and the nature of the modelling and traffic 
projections which have been prepared by RS Sand. 
 

142. This context will not be welcomed by the submitters and community who are concerned about the 
scale and nature of additional trucks that may travel through Cambridge.  
 

143. An important factor in the determination of traffic effects is that sites and projects within the 
Cambridge urban area which require sand for construction will generate truck and delivery 
movements regardless of whether the sand is sourced from the RS Sand quarry or from another 
sand quarry/source.  
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144. In my opinion, there will be a need to refer to the ‘worst case’ scenario in terms of the 

determination of effects however there should also be recognition that sustained and peak level 
truck movements is unlikely given that there will be a distribution of project sites and locations will 
require sand over the life of the quarry. In addition, the C2P project may in itself provide a complete 
redistribution of truck movements away from the Cambridge urban area. 

 
145. As discussed in the independent traffic review prepared by Mr Inder, there are outstanding issues 

with the assessment and potential mitigation measures that may be required for the projected 
quarry traffic that will travel into and through Cambridge. These matters will need to be addressed 
by RS Sand in evidence. In addition, it may be appropriate for caucusing of the traffic experts to be 
directed as part of the hearing process. 
 

146. The C2P project and the timing of any decision and construction works adds an additional variable 
into the assessment of effects. In my opinion, there are scope issues associated with framing any 
conditions around the potential for the C2P project to be constructed. However, it may be pssoble 
to use a S.128 review process to provide a mechanisms for the conditions to be revisited should the 
C2P project proceed. 
 

147. At this stage it is difficult to provide a final conclusion on the scale and nature of traffic effects given 
the outstanding matters identified within the independent traffic review. I respectfully seek an 
opportunity to address this further once the traffic experts have had an opportunity to resolve or 
narrow the scope of the matters that are outstanding.  

7.4 Terrestrial Ecology 

148. The Applicant has provided an Ecology Report – Alliance Ecology Ltd dated September 2022 
(Ecology Report), a Baseline Long-Tailed Bat Survey – Bluewattle Ecology dated 22 January 2012 
(Bat Survey) and a Qualitative Biodiversity Modelling Report (Modelling Report) which has also 
provided additional assessment and information in response to S.92 further information requests. 
 

149. The Ecology Report discusses the ecological values of the site and the potential effects on both 
terrestrial and wetland ecological values. It is part of the technical reporting presented in support 
of both the district and regional council consents.  
 

150. The assessment of ecological effects associated with the land use application will be limited to 
terrestrial ecology with the S.42A prepared by Waikato Regional Council addressing wetland and 
freshwater ecology.  
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7.4.1 Quarry activities and mitigation 

151. The AEE material and Ecological Report11 submitted by RS Sand identifies approximately 27ha of 
vegetation/habitat being removed noting that this includes a significant proportion of pasture 
grassland. The following schedule of vegetation/habitat is presented in the Ecological Report12: 

  
Approximately 27.09 ha of terrestrial and wetland vegetation/habitat loss through staged 
vegetation clearance and earthworks, which will be undertaken over a period of 25 years. 
Specifically: 
−  23.72 ha of pasture grassland 
−  1.55 ha of exotic pine plantation forest 
−  0.98 ha of exotic dominated scrubland 
−  0.53 ha of mature exotic-dominated forest 
−  0.309 ha of native gully seepage wetland (this is based on the 0.109 ha of gully seepage 

wetlands delineated within the footprint in Gullies B-F and assumes that there is 
approximately 0.2 ha of native gully wetland seepage habitat within Gully A that cannot be 
accessed due to dominance of dense blackberry). 

 
152. These areas are shown in Figure 7 (overpage) along with a schematic of the proposed rehabilitation 

and habitat replacement mitigation (Figure 8). 
 
 

 
11 Alliance Ecology – Quarry: Ecological report dated September 2022.  
12 Ibid, Section 4.1. 



 

Page 39 of 78 
LU/0077/23 

ECM reference: 11395121 

 
Figure 7: Habitat/Vegetation map (Source: Alliance Ecology Report – Appendix A).  
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Figure 8: Proposed Restoration and Habitat (Source: Alliance Ecology Report – Appendix A).
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153. To provide mitigation/compensation for the loss of vegetation and habitat, the Applicant has 
proposed replanting and habitat creation along the riparian gully that runs along the north of the 
site. In summary, this is described in the Ecological Report as: 

Measures proposed to offset or compensate for residual effects on bats, wetlands and indigenous 
forest fauna include approximately 12.5ha of habitat restoration and enhancement within terrestrial 
floodplain and gully habitat. Proposed revegetation will:  

• Create additional habitat and ecological connectivity for bats and other native forest fauna 
along approximately 2km of riparian margin, linking up two Significant Natural Areas, and  

• Provide buffering and ecological connectivity for approximately 3.73ha of floodplain and gully 
seepage wetlands through the native revegetation of associated wetland margins13.  

154. The above measures form part of a package of ecological measure to reduce and mitigate the loss 
of habitat and biodiversity. The nature of the ecological assessment and monitoring to inform the 
assessment of ecological values, and effectiveness of the replacement and enhancement habitat, 
have been independently reviewed and are discussed below. 
 

155. The nature of, and methodology for, the rehabilitation planting and compensation habitat, has 
been subject to further assessment and analysis in response to the technical review and 
submissions process – refer Alliance Ecology & Bluewattle Ecology (2025) Ecology response to DOC 
site visit letter dated 20 December 2024, RS Sands project. 

7.4.2 Submissions  

156. There are a large number of submissions that have identified the loss of ecological values and 
habitat as a key issue. These submissions have been lodged with some insight and local knowledge 
on the type of habitat and species that will be lost. 
 

157. Submissions have also been received from the Department of Conservation and Forest and Bird. RS 
Sand has been working proactively with DOC to try and address/resolve the concerns expressed in 
the DOC submission with DOC providing correspondence dated 5 March 2025 that they are now 
comfortable with the proposal subject to final management plan and ecological conditions.  The 
evidence exchange process and hearing will provide an opportunity for the parties to provide an 
update and input into the final agreed conditions and mitigation methods.  

 
158. The Forest and Bird submission raises a number of concerns with the proposed sand quarry, and 

while opposed in principle, also advocates for appropriate conditions should consent be granted.  

7.4.3 Independent review and analysis   

159. Waipā DC has engaged Boffa Miskell to peer review the Ecology Report and Bat Survey in relation 
to the impacts on terrestrial habitat and ecological values. This review has included a request for 
additional information and clarification (Boffa Miskell – Andrew Blayney - memorandum dated 
16-06-23) and engagement between the ecological experts.  
 

  

 
13 Ibid, Section 5.5. 
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160. The peer review identified several concerns and reservations about the methodology undertaken 
to identify the ecological and habitat values of the site and in particular, how the compensation 
planting/bat habitat was modelled and presented as a mitigation method.  
 

161. While some of these reservations are retained, Mr Blayney has reviewed the latest ecological 
rehabilitation planting and compensation habitat information and has reached the view that the 
adverse effects on terrestrial ecology are likely to be managed subject to robust conditions and 
management plans – refer Appendix 2. Mr Blayney notes: 
 

While I would consider it would be worthwhile to address the matters identified with regard to 
ensuring the adequacy of the compensation package through modelling, I consider that the proposal 
is likely to be able to manage its effects via a suite of management plans which detail the required 
management actions and compensation and how this is to be implemented. 

I recommend conditions that align largely with the content of the Alliance Ecology (2023) draft 
Ecological Management Plan.... 14. 

 7.4.4 Planning assessment   

162. The national, regional and district policy provisions in terms of ecological values and biodiversity, 
set a very strong directive to protect and maintain ecology areas and biodiversity. In this case, the 
site does not contain any SNA area and the biodiversity and ecological effects arise through the 
proposed removal of pastureland and dominant exotic tree stand and scrubland that provide 
habitat for indigenous species. A ‘biodiversity’ rule trigger is also engaged in terms of works within 
23m of a water body (Rule 26.4.2.1)  
 

163. RS Sand has undertaken a series of investigations and modelling work to identify the habitat values 
and species that will be affected by the development of the quarry and the proposed methodology 
for replanting and habitat restoration/compensation.  

 
164. RS Sand is not seeking to ‘avoid’ adverse effects as this would essentially result in a redesign of the 

quarry pit and works or the complete abandonment of the proposal. RS Sand is seeking consent to 
remove the existing terrestrial habitat and to provide compensation habitat through replanting and 
habitat rehabilitation along the stream corridor.  
 

165. I note that DOC has confirmed that they have reached a position recently to accept the granting of 
consent subject to conditions.  
 

166. Subject to any further technical evidence being presented through the hearings process, I support 
and endorse the position of Mr Blayney and the granting of consent with robust conditions and 
management plans. I also recommend that if consent is granted, that a S.128 review condition is 
also imposed which can provide a mechanism to revisit the management plans and conditions 
framework should the replanting and rehabilitation works fail to reach their intended outcomes.  

  

 
14 Boffa Miskee 
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7.5 Landscape and Rural Character 

167. The proposed quarry seeks consent for the extraction of sand from the southern upper terrace of 
the Karapiro Stream gully and the State Highway 1 road corridor. The existing site will be modified 
over time with the sand quarry pit extending into the site from the northern terrace to an 
approximate depth of 35m from the existing property level. The quarry activities will require the 
removal of 3.4ha of terrestrial and wetland vegetation and 23ha of pasture. An on-site processing 
area will also be formed along with internal access roads. 

7.5.1 Application reports 

168. The Applicant has provided a Landscape and Visual Assessment Report from Mansergh Graham 
Landscape Architects (the LVA Report). The LVA report discusses the landscape context of the site, 
the sequence of quarry works and staging, and development of mitigation methods and conditions. 
A detailed assessment of the visual catchment is provided including an assessment of viewing 
locations around the site. A landscape model has been prepared to establish a visibility analysis of 
the quarry activities.  
 

169. The LVA provides a series of assessments on the landscape and visual effects based on the viewing 
audience and the ability of the site to absorb the identified landscape effects. The conclusion of the 
LVA report is set out as follows: 
 

During its initial stages of development, the proposed sand quarry will have a more than minor 
adverse effect on the existing landscape and rural character of the application site and its immediate 
surroundings (including temporary effects while the quarry becomes established) As the quarry 
develops, effect levels will drop less than minor with post-extraction contouring, and the re-
establishment of planting on the gully slopes. While the proposed sand quarry will change the 
appearance of the site and alter the natural river terrace landform associated with the site, it will not 
do so to the extent that it affects the wider rural landscape surrounding the site. Successfully 
mitigated and rehabilitated, the application site will integrate back into the landscape post-closure.  
 
From surrounding areas accessible to the public, the effects of the proposed sand quarry will be less 
than minor or minor. Effects on private view locations to the north (during the early operational 
stages of the quarry (Stages 1, 2 and 3) and the private dwelling adjacent to VL4 will be more than 
minor. As quarrying proceeds south, and the eastern walls and floor of these stages are rehabilitated, 
effects on landscape and visual amenity will decrease on private view locations to the north to minor 
for Stages 4 and 5 (until Stage 5 is rehabilitated). Following completion, the effect will be less than 
minor15.  

7.5.2 Submissions  

170. The effects of the proposed quarry are raised as a general concern across a large number of 
submissions. These submissions consider that the quarry will diminish the surrounding rural 
landscape values and in some cases the proposed sand quarry is perceived as an inappropriate land 
use that will detract from the ‘entrance’ to Cambridge.  
 

171. A cohort of landowners along French Pass Road will have varying degrees of views back towards 
the quarry and the quarry pit as it is excavated back into the site. Some of these landowners are 
submitters and have raised specific concerns in relation to their rural amenity and character values.  

 
15 LVA Report – page 32.  
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172. I also wish to highlight the submission from the Miller’s who own the property at 41 Newcombe 

Road. This property is immediately adjacent to the site and will have the closest rural dwellings to 
the proposed quarry pit.  
 

 
Figure 8: Boundary interface with 41 Newcombe Road. 

7.5.3 Independent review and analysis   

173. Waipā DC has engaged Boffa Miskell (Oliver May) to provide a peer review of the LVA report. The 
peer review process has included a request for additional information on landscape effects with the 
peer review report providing the following independent assessment: 
 

I consider that the information provided by Mansergh Graham Landscape Architects in this S92 
Response in conjunction with the original Landscape and Visual Assessment provides sufficient 
information to support the landscape and visual effects assessment and its conclusions. However, as 
detailed above, in my opinion the mitigation planting proposal should be provided with a greater 
level of detail as a condition of consent, to ensure that the proposed landscape outcomes are met. 
The preparation of the proposed detailed plans should be undertaken in collaboration and 
engagement with iwi (Waikato-Tainui, Ngaati Korokii-Kahukura and Ngaati Hauaa). 

Boffa Miskell supports the methodology, effects ratings and conclusions of the report and consider 
them to be a reliable assessment of the proposal and anticipated effects. However, as indicated 
above, it is recognised that the cultural aspects of the landscape have not been considered within the 
assessment16. 

  

 
16 Boffa Miskell (Oliver May) memorandum dated 22 April 2024, section 4. 

Rural Dwellings on 41 
Newcomb Road 

Common Title Boundary 

Proposed Bund and planting 
– (set back and design to be 
clarified by RS Sands) 
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7.5.4 Planning assessment   

174. Based on the expert landscape assessment and modelling of the receiving environment presented 
by the RS Sand’s landscape expert, and the supporting peer review and independent analysis by 
Waipa DC’s landscape expert, I am satisfied that the adverse effects on the surrounding landscape 
and rural character values are acceptable and do not present a scale or level of effects that would 
negate the granting of consent. This is not to say that there will be some surrounding property 
owners who will be exposed to a degree of change in landscape attributes and who may well 
consider that the proposed quarry pit will detract from their rural outlook and amenity.  
 

175. With respect to the French Pass properties in particular, the visual effects of the proposed quarry 
pit and processing area will be highly variable and individual to each property. The individual view 
shafts and landscape context of the quarry works will be heavily framed around the location and 
aspect of the individual house sites and curtilages, topography and intervening vegetation and 
treescape which may obscure or limit view shafts back towards the site.  
 

176. I also wish to highlight that without full access to potentially affected properties, it is often difficult 
to gain a direct appreciation of individual view shafts. It appears that property access has not been 
granted to the RS Sand’s landscape expert and therefore the expert analysis relies on the landscape 
model and publicly available viewing locations. The hearing process will allow individual submitters 
to present any additional material based on actual view shafts and site attributes that may also help 
with the understanding and assessment of landscape effects.  
 

177. I also note that the LVA Report prepared for RS Sand refers to a 3m bund along the common 
boundary with the Miller property at 41 Newcombe Road and this includes an assessment of the 
effects of the bund on the neighbouring outlook and views17. A recent cross section for the bund 
and boundary set has been received (7 March 2025) and is shown in Figure 9. 
 

 

Figure 9: Proposed Bund  
 

17 LVA Report; View location 4 (41 Newcombe Road), pg 22. 
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178. I have some concerns that this bund being located right on the property boundary will have a degree 

of effect on 41 Newcombe Road which is not appropriate. I understand that the bund is required 
primarily for noise mitigation and also for visual mitigation. I note the recommendation from the 
RS Sands noise expert is to have a bund of a minimum 2.5m in height to achieve noise compliance 
well within the permitted standards (refer details and discussion in Section 7.7 below). The 
questions that I consider should be addressed in the hearing include; 

• Is there a need for the bund to be immediately on the boundary? 

• Is the noise bund required through all stages of the quarry? 

• Is the bund required along the entire boundary with 41 Newcombe Road? 

179. These issues all are directly relevant to the Miller family, and they may well preferences in terms of 
the alignment and cross section of the bund should the Commissioners be mindful to grant consent. 
While I acknowledge that the Millers are opposed to the quarry proposal, I urge the Millers to come 
forward and present their views as part of the hearings process.  

7.6 Loss of Productive Rural Land  

180. The National Policy Statement on Highly Productive Land (NPS-HPL) has established a national 
policy direction to avoid development and use that may affect highly productive land resource. 
 

181. The application material refers to 23ha of existing pastoral farming land holding being utilised to 
form the quarry pit and processing area. This land is acknowledged to be highly productive land and 
is shown in Figure 10. 
 

Figure 10: LUC map (Source: Figure 5 of the AEE). 
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182. As the quarry stages are progressed, remediation works will be completed with the quarry pit 
bottom proposed to be topsoiled and returned to pasture. Therefore, while a total of 23ha of 
pastoral land will be affected, the net loss will be reduced over the rehabilitation stages. 
 

183. The AEE material includes conditions for this rehabilitation to form part of the consent conditions. 
In my opinion, it would be helpful for RS Sand to present further discussion on how highly 
productive land can be reestablished within the quarry pit and whether this methodology has 
already been successfully implemented at other mine or project sites.  
 

184. Assuming that there will be a return of the quarry floor and processing area back to rural 
production, this leaves a net loss of approximately 8ha18 being the internal quarry terraces and 
batters. Presumably there may also be some effect on any final rural production values given 
hydrological conditions associated with the final quarry pit land form and interface of the internal 
quarry pit walls with the finished rehabilitated land form and cover.  
 

185. It is also often difficult to reach a conclusion about the loss of highly productive land based on the 
assessment of a single application. This is perhaps why the NPS-HPL refers to cumulative effects 
and sets a very rigid policy regime to protect highly productive land.  
 

186. In my opinion, the threat of any substantive loss of highly productive land due to surface mining 
activities will always be limited by the relatively limited amount of land that is utilised for such 
activities. I note from land use reporting19 published by the Waikato Regional Council that surface 
mines and dumps20 in 2018 covered 3,018ha of the total Waikato region (2,466,629ha) or 0.01%21. 
The report details that between 1996 and 2008, there was an increase of 809ha of land in the 
surface mine and dump category. Over the same period, built up areas increased in area from 
19,164ha to 23,868ha (4,703ha) and high producing exotic grassland also increased in area from 
1,274,165ha to 1,290,548ha (16,383ha). This latter figure may seem surprising. However, the report 
provides commentary around the conversion of exotic forestry to pastoral land which was prevalent 
over that time period.  
 

187. In my opinion, the above figures illustrate that surface mines as a land use activity have a very small 
footprint in the context of the rural land resource. With the demand for additional sand for building 
and infrastructure projects, it can be anticipated that there will be an increase in area of mining 
activities. However, given the very small area of land occupied by these activities, I do not consider 
that the RS Sand’s proposal, either individually or cumulatively, represents an inappropriate 
reduction in highly productive land.  
 

 
18 This is an approximate area calculated from the schematic site plan (Figure 6 of the Erosion and Sediment Control 
Plan (updated 18 Feb 2025). The Applicant may be able to provide a more accurate area using their quarry plan 
maps and data.  
19 Waikato Regional Council – Land cover in the Waikato Region 1996 – 2018 (Report 2022/18). This report was 
identified through Google searching and there may well be more up to date figures available from other sources. I 
have therefore presented this data to illustrate the respective scale of mining and land use across the Waikato 
region. I accept that this by no means presents a complete or exhaustive assessment of land use data.  
20 There is no separate category for mines or for different types of mines. 
21 Ibid, Table A2-3. 
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188. In addition, the mitigation and rehabilitation of the quarry floor and processing area back to pasture 
presents, in my opinion, an appropriate method to minimise any loss of productive land. This 
potentially reduces any loss of highly productive land to approximately 8ha over the long-term. 
 

189. As discussed above, it would be helpful to have some evidence from RS Sand on the effectiveness 
of the rehabilitation methods and examples on where this has been successfully implemented on 
other projects.  

7.7 Noise  

190. An assessment of noise effects has been provided from Hegley Acoustics - Report 20205 dated 24 
May 2022 (Noise Report) on behalf of RS Sand in support of the proposed quarry application. In 
addition, further information was provided as part of a S.92 request for information – 7 July 2023 
Hegley Acoustics letter.  

 
191. The Noise Report discusses the design criteria for noise emissions as set out in the District Plan, and 

construction noise standards which would apply to the initial construction of a noise control and 
visual bund. The noise report then discusses the proposed quarry activities and excavation and 
heavy machinery as well as fixed plant (screening and processing plants) which will be employed as 
part of the quarry operation including the initial stripping of overburden. A noise bund is proposed 
as a mitigation method for the rural dwellings immediately to the west of the site at 41 Newcombe 
Road. 
 

192. A noise model has been used to predict the noise emissions from the site with a conservative 
assumptions that all maximum plant is operating at the same time and at the closest location to the 
adjacent neighbours. The receiving rural dwellings have been identified and noise levels are 
presented in Table 1 of the Noise Report for each receiver for both construction noise and 
operational noise. The noise levels are predicted to reduce as the quarry pit is excavated below the 
existing ground level. In all cases, the predicted noise levels are predicted to comply with the 
requisite standards from the District Plan and the NZS 6803:1999 Construction Noise Standards. 
 

193. The conclusions of the Noise Report are as follows: 

Noise from the proposed sand quarry has been predicted based on plant operating at the most 
exposed locations plus once the sand pit is at half the excavation depth. For the dwellings to the 
north across the Karapiro Stream, the noise will be well within the expectations of the Waipā 
District Plan for a permitted activity.  

For the dwellings to the south and east of the site, noise from the sand plant will also be well 
within the requirements of the Waipā District Plan. Plant noise at these locations will be masked 
by traffic noise from the adjacent Waikato Expressway (State Highway 1).  

For the two dwellings adjacent to the western site boundary, it is proposed to control the noise 
from plant operating at its closest point to these dwellings by constructing a minimum of a 2.5m 
high bund. This bund will ensure the noise is controlled to well within the requirements of the 
Waipā District Plan.  
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For most of the time, there will be less equipment operating in the quarry than has been assumed 
in the analysis and the plant will be further from the closer dwellings than modelled, hence noise 
levels to the neighbours will be lower than predicted.  

When considering the above, the noise effects of the proposed sand plant will be less than minor 
in terms of the requirements of the Resource Management Act.  

7.7.1 Submissions  

194. Multiple submissions have raised concerns in relation to noise. There are two primary concerns and 
themes raised in relation to noise. The first are concerns raised by surrounding properties who raise 
general concerns relating to the quarry operation and loss of amenity values including noise effects.  
 

195. The second group of submissions raise more generic concerns as part of the broader issue of 
additional trucks travelling through Cambridge.  

7.7.2 Independent review and analysis   

196. Waipā DC has engaged an independent review of the noise report which included a request for 
additional information. The review from Marshall Day Acoustics (Mathew Cottle) dated 13 
November 2023 provides the following independent assessment and conclusion: 

We consider the predicted noise levels from modelling undertaken by Mr Hegley as reported in 
his assessment generally align with the levels we would expect for the activity based on the 
provided noise source information. 

Mr Hegley concludes that the proposed sand quarry can be designed and operated to comply with 
Waipa District Plan Rule 4.4.2.15. He concludes that project noise received by dwellings to the 
south and east of the site will be masked by noise from the adjacent Waikato Expressway. We 
generally agree with these statements. 

Mr Hegley’s modelling includes 2.5m high earth bunding as shown in Figure 4 of the noise 
assessment. We consider that the requirement for bunding should form a condition of consent. 
As the applicant has not proffered any noise conditions, we have proposed the draft set in 
Attachment 1. 

We are of the opinion that operational noise effects from the proposed sand quarry will be less 
than minor where the activity is designed and operated to comply with the proposed noise 
conditions of consent. 

7.7.3 Assessment   

197. Given the expert assessment and acoustic modelling presented by RS sand and the independent 
review and findings, it is my opinion that the actual and potential noise effects will not have 
inappropriate noise effects on the surrounding property owners, including the two closest rural 
dwellings located at 41 Newcombe Road.  
 

198. Appropriate conditions will be required to establish the noise compliance standards for operational 
and construction noise which are set out in the Marshall Day review report.  
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199. The proposed earth bund is required to ensure that appropriate noise levels are maintained. I note 
that the RS sand’s Noise Report refers to a minimum 2.5m bund that will ‘... ensure the noise is 
controlled to well within the requirements of the Waipā District Plan’. 
 

200. As discussed above, the AEE and design plans refer to a 3m bund and planting. In my opinion, the 
set back and profile of the bund and planting has potential to create adverse effects on the nearest 
rural dwelling at 41 Newcombe Road which requires further discussion through the hearing 
process.  
 

201. Given the nature of the sand extraction process and machinery that will be operating from the site, 
it is not anticipated that there will be any issues of vibration. However, it would be useful for the 
RS Sand Limited experts to confirm compliance with an appropriate vibration standard such as 
German Industrial Standard DIN 4150-3 (1999): Structural vibration – Part 3 Effects of vibration on 
structures.   

 
202. Truck noise has been addressed in Section 7.3.5 of this report. 

7.8 Silica Dust and Health Concerns 

203. Through the associated regional council applications and assessment process, I am aware that there 
has been extensive engagement over any air discharge, and the potential for off-site effects 
including potential concerns raised in regards to silica dust and health effects.  
 

204. I therefore defer to the regional council assessment and reporting on the actual and potential 
effects of any discharges to air in relation to the matters raised by submitters about potential health 
issues. 
 

205. There is one additional matter which is not directly addressed in terms of the regional council air 
discharge matters and this relates to the transportation of sand and any potential for sand to be 
discharged along transport routes.  
 

206. RS Sand has confirmed22 that the  Draft Air Quality Management Plan submitted to WRC refers to 
the covering or dampening of a vehicles load and that appropriate conditions are therefore 
available to address any concerns related to truck movements.  
 

207. In my opinion, the Commissioners will need to carefully work through the technical reporting 
presented in the regional council S.42A planning report to be assured that the communities 
concerns and fears of health risk are addressed and that there are appropriate conditions to 
manage and monitor any off-site dust effects.  
 

208. These conditions will need to be linked through to the land use consent including the proposed 
measures for trucks to be covered or water dampened on exit.  

 
22 Email from Christian McDean dated 4 March 2025. 
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7.9 Cultural Values and Archaeological Sites 

7.9.1 Cultural impact assessment and consultation  

209. The applicants Assessment of Environmental Effects (AEE) discusses the engagement and 
consultation process which has been undertaken with mana whenua and the Cultural Impact 
Assessment (CIA) which has been prepared to support the assessment of cultural values and sites.  
 

210. The CIA has been prepared by Te Hira Consultant Limited (Document undated – PDF version dated 
November 2023 and received on 8 February 2024) on behalf of mana whenua being the Ngaati 
Korokii-Kahukura Trust and Ngaati Hauaa Iwi Settlement Trust of Waikato-Tainui. The CIA has been 
lodged to support the land use and regional plan applications which are being processed 
concurrently.   

 
211. The CIA sets out the project background and operational characteristics of the proposed quarry and 

also the proposed ecological mitigation and compensation. An overview of the ancestral 
connections to the land and awa is presented with a discussion on the heritage and cultural values 
surrounding the site.  

 

212. The CIA notes that archaeological findings may be uncovered as part of the quarry activities and 
that accidental discovery protocols are needed to form part of any consent conditions. I also note 
that the application has been referred to Heritage NZ with a response dated 26 May 2023 advising 
that they had no comment to make at that stage. The CIA provides the following advice and 
assessment to support the assessment of the quarry application:  

This Cultural Impact Assessment Report was developed to inform the Applicant and decision makers 
under the Resource Management Act 1991 and the Heritage New Zealand Pouhere Taonga Act 2014, 
capturing the following: 

•  The interests of taangata whenua in the consent application area; 

•  Significant cultural, economic, social and environmental matters that support iwi considerations 
for the resource consent application; 

•  Evidence of genuine engagement with taangata whenua; 

•  Recommendations and conditions to restore and protect the impacts of the consented activities 
and associated water bodies; 

•  Overall decision to support or decline the application from taangata whenua. 

Te Whakakitenga o Waikato-Tainui endorses the recommendations and position of Ngaati Korokii-
Kahukura and Ngaati Hauaa Iwi Trust, as taangata whenua of the area where the proposed activities 
are situated. 

Ngaati Korokii-Kahukura provide a neutral position the application for resource consents based on the 
acceptance of conditions and recommendations by the applicant. 

Ngaati Hauaa Iwi Trust provide a neutral position the application for resource consents based on the 
acceptance of conditions and recommendations by the applicant23. 

 
  

 
23 CIA, Executive Summary - pg3.  
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213. The CIA includes a series of matters to help inform the decision-making on the quarry application 
and also recommended conditions. The overall position of taangata whenua is that they are neutral 
in terms of the quarry proposal with the CIA confirming that there are no significant issues 
associated with cultural values or sites which would prevent consent being granted.  

 
214. It is also noted that a letter was received from the Raukawa Charitable Trust dated 19 August 2024 

discussing their overlapping interest and associations with the site, that they were satisfied that 
Ngāti Hauā and Ngāti Koroki Kahukura have ‘ ... represented mana whenua interests for this site and 
will continue to be actively engaged in the implementation of the cultural assessment.’ 

7.9.2 Archaeological assessment  

215. RS Sand has commissioned an Archaeological Report24 to help inform the assessment of effects.  
 

216. The Archaeological Report sets out the analysis methodology including desk top review, field work 
and review of LiDAR imagery which has been undertaken to inform the assessment. The conclusion 
of the Archaeological Report is set out as follows: 
 

The scale of the project is extensive, and a significant section of the gully margin will be impacted. 
There is potential for archaeological evidence to be located in this area of the proposal, evidenced by 
the general attractiveness of the location and the potential pit features identified in the test pit, and 
additionally the proximity of extensive gardens and recorded pa in the wider landscape. 

It is recommended that an authority is sought from HNZPT as a precautionary measure. This will enable 
better management of archaeological risk and prevent potentially costly time delays in having to 
obtain an authority should archaeological material be encountered. The authority should cover, as a 
minimum, the gully edge to within 40m of the gully. 
 

217. RS Sand has confirmed that an general authority will be obtained from HNZPT prior to works 
commencing on site25.  

7.9.3 Submissions  

218. I note that there are some submissions that mention cultural values however, it is not clear that 
these reflect views of mana whenua. 
 

219. The hearings process will enable any submitters who wish to present further discussion or concerns 
to the Commissioners on cultural values.  

7.9.4 Planning assessment  

220. Based on the material that I have reviewed including the CIA, I am satisfied that RS Sand has 
undertaken an appropriate consultation and engagement process with mana whenua and that 
there are no outstanding issues in terms of cultural values or sites that would prevent consent being 
granted. I have included conditions identified within the CIA as part of the recommended set of 
consent conditions as well as a condition referencing the need for an archaeological authority. 

 
24 Sian Keith Archaeology (SKA) Appraisal dated 18 September 2020.  
25 Email from Christian McDean dated 4 March 2025. 
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7.10 Other Effects/Submission Matters  

7.10.1 Consent holder track record and environmental breaches  

221. I note that some submitters have raised concerns with RS Sand26 as a consent applicant/holder and 
that the ‘company’ has a track record of environmental breaches and consent compliance issues.  
 

222. RS Sand may wish to address this matter in their legal submissions and/or evidence.  
 

223. Justifiable concerns over future compliance may well arise in cases involving a demonstrated 
neglect and ongoing record of non-compliance with consent conditions. However,  this is not the 
case here. If consents from the district and regional councils are granted, then RS Sand  will become 
a consent holder and will have full accountability and responsibility for compliance with all consent 
conditions throughout the development, operation and disestablishment of the quarry. 
 

224. In addition, the correct statutory response in term of compliance issues is to engage and apply the 
consent monitoring and enforcement regime under the RMA.  
 

7.10.2 Property values  

225. Some concerns have been expressed through submissions that property values will be reduced by 
the presence and operational effects of the proposed quarry.  
 

226. Case law has established that property values are highly variable and subject to economic drivers 
and that individual perceptions of a property’s monetary worth are highly subjective. As such, I 
consider that it is not appropriate or necessary for the Commissioners to consider property values 
as part of the assessment of effects.  
 

227. It is of course necessary to consider any off-site effects in the first instance and whether these may 
cause inappropriate effects on adjacent and surrounding properties.  

7.10.3 Transmission corridor   

228. It is noted in the AEE that there is a transmission corridor that traverses the property.  
 

229. The AEE included a written approval from Transpower which would ordinarily mean that any effects 
on this party should be disregarded. I note the written approval is subject to a series of conditions 
which are tagged with a request that these are volunteered on any land use consent granted by the 
Waikato Regional Council. The conditions relate to earthworks and plant operation around the 
transmission corridor, and provision for dust and quarry management plans.  
 

230. I further note that Transpower has not made a submission to Waipā District Council.  
 

 
26 RS Sands Limited was incorporated in 2020 (NZ Company # 8104124) with Fulton Hogan limited listed as the 
‘Ultimate Holding Company’. 
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231. On this basis, I will leave any matters associated with the transmission corridor to the Waikato 
Regional Council.  

7.11 Regional Council Matters 

232. As discussed above, a series of applications have been made to the WRC and are being processed 
concurrently alongside the land use consent. These include vegetation clearance and earthworks 
within 100m of a wetland, groundwater takes and discharges, soil disturbance and large-scale 
overburden disposal. 
 

233. It is appropriate to acknowledge that there is a necessary separation of functions under sections 30 
and 31 of the RMA and that the regional council will exercise its statutory assessment and decision-
making on these applications. At the same time, I also note that there is some overlap between the 
matters which are subject to the respective applications to the district and regional councils. 
 

234. For example, the compensation and planting for habitat has relevance to both terrestrial (district 
function) and aquatic ecology (regional function), earthworks can give rise to potential issues 
associated with dust nuisance which may affect rural amenity, and the works to excavate the quarry 
pit are a major factor in the landscape assessment. 

 
235. In preparing this recommendation and assessment, I have had ongoing discussions with WRC and 

their lead planner in terms of the matters under their statutory jurisdictions.  
 

236. The evidence exchange and hearing process will allow further opportunity to consider any matters 
that overlap between the respective district and regional council functions including the alignment 
and integration of any consent conditions should the Commissioners be mindful to grant consent.  

7.12 Effects Assessment Conclusion 

237. In my opinion, it is to be expected that any application for a new surface quarry will require a change 
of land use and establish a scale and intensity of activity which has potential to create immediate 
effects on the receiving environment and also off-site effects on the surrounding environment. 
 

238. The application and proposal from RS Sand is no different and as discussed through this S.42A 
report and the associated regional council S.42A report, there are a series of environmental effects 
and receiving environment matters that require careful assessment.  
 

239. In my opinion, RS Sand has engaged with both consent authorities in an appropriate manner and 
has presented a series of technical reports and responses to information requests that provide a 
credible and appropriate analysis of the effects and mitigation methods. 
 

240. The questions that frame the assessment of effects are: have the effects been appropriately 
identified, are there effective mitigation measures to address effects where these cannot be 
avoided, and are there any inappropriate effects that could establish grounds whereby the 
application should to declined.  
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241. The nature of the quarry operation makes it very difficult to quantify transport effects in terms of 
future distribution across the local and state highway network. It is also clear that Cambridge is a 
sensitive community in terms of additional trucks travelling through town. In my opinion, RS Sand 
will need to address the outstanding matters identified in the independent traffic review to assist 
with a final determination of traffic effects and any appropriate mitigation measures. 
 

242. I am generally satisfied that there are methods to manage and mitigate the other effects of the 
quarry activities as discussed above. This will require robust methods in terms of the ecological 
effects to ensure that the proposed compensation measures and habitat replacement are effective.  
 

243. In my opinion, there does need to be some further detail on the bund and planting proposal along 
the common boundary with 41 Newcombe Road.  
 

244. Should the Commissioners be mindful to grant consent, I have prepared a draft set of conditions 
(refer Appendix 5) which I anticipate can be further refined through the hearings process including 
any directions from the Commissioners.  
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8 PLANNING INSTRUMENTS  

8.1 Introduction 

245. There are a series of national, regional and district planning instruments which establish the 
planning and policy framework for the assessment of resource consent applications.  

246. Having reviewed the application and submissions, I consider that the following planning provisions 
are relevant to the land use proposal: 

• National Policy Statement on Highly Productive Land 

• National Policy Statement on Biodiversity 

• Waipā District Plan (WDP) 

247. The Waipā District Plan is the key planning instrument in terms of the district planning policies for 
the management and assessment of land use activities. With respect to the regional council 
provisions, I have only provided commentary around the matters affecting the land use application 
which are not addressed in the separate S.42A which has been prepared by WRC. 
 

248. I note that there are both national and regional planning instruments relevant to the proposal and 
that will be addressed separately by the Waikato Regional Council. As such, I have not provided 
further analysis of the following provisions: 

• National Policy Statement for Freshwater Management 

• National Environmental Standards for Freshwater 

• National Environmental Standards for Air Quality.  

• Waikato Regional Policy Statement 

• Waikato Regional Plans. 

8.2 National Policy Statement on Highly Productive Land (NPS-HPL) 

249. As discussed in Section 7 of this report, the proposed quarry will affect a productive land area of 
approximately 23ha. RS Sand has proposed a site rehabilitation plan to return the finished quarry 
pit to pasture through the quarry stages. 
 

250. The NPS-HPL establishes a national policy to protect highly productive land and to avoid the use of 
highly productive land by inappropriate activities. The overriding objective and associated policies 
of the NPS-HPL are: 
 

2.1 Objective:  Highly productive land is protected for use in land-based primary production, both 
now and for future generations. 
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Policy 1:  Highly productive land is recognised as a resource with finite characteristics and 
long-term values for land-based primary production. 

Policy 8:  Highly productive land is protected from inappropriate use and development. 
 

251. The NPS-HPL also provides explicit definition of what activities constitute an inappropriate activity 
including specific reference to aggregate extraction in Clause 3.9.  

3.9  Protecting highly productive land from inappropriate use and development 

(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: 

(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: 

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

252. In my opinion, the provisions of the NPS-HPL and Clause 3.9 raise real issues for consenting of any 
aggregate extraction activity on highly productive land. Clause 3.9 provides a directive to avoid the 
use of highly productive soil for any inappropriate activity with very narrow and explicit criteria 
applied to any aggregate extraction if it is to fulfil the exemption criteria.  

253. In my opinion, the Commissioners will need to consider and determine the following matters in 
relation to the NPS-HPL: 

(a) Does the sand quarry proposal satisfy the exemption criteria for aggregate extraction under 
Clause 3.9(2)(j)(iv)? 

(b) If the sand quarry proposal does not satisfy the exemption criteria, and therefore by default 
is defined as an inappropriate activity, is there any other pathway under the NPS-HPL by 
which the proposed quarry can be considered consistent with the objectives and policies of 
the NPS-HPL? 

(c) If the proposed quarry is found to be an inappropriate activity and is inconsistent with the 
NPS-HPL, does this therefore oblige the Commissioners to decline consent regardless of any 
other findings that may be reached in accordance with the provisions of S.104 of the RMA? 

254. Given the significance of the NPS-HPL and the policy to avoid the use of highly productive land for 
inappropriate activities, I anticipate that the Commissioners will receive additional planning 
evidence and legal submissions on the above matters in addition to this S.42A report.  
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255. I have reservations regarding the NPS-HPL policy direction and the provisions of Clause 3.9 for the 
following reasons: 

(a) The exemption criteria set out in Clause 3.9(2)(j)(iv) are set at such a narrow and high 
threshold that in my opinion it would almost be impossible for any single quarry activity to 
satisfy the specified criteria. 

(b) While the supply of sand for civil infrastructure and construction projects is clearly 
significant in terms of supply cost and logistical efficiencies, in my opinion, a national or 
regional benefit is very difficult to demonstrate and justify in relation to a single sand quarry 
site. This is because any single sand quarry will operate and supply quarry as part of a local 
supply and demand market and economic cycle. 

(c) Clause 3.9(2)(j)(iv) also requires that the aggregate resource cannot be supplied from other 
nationwide sources. Taken literally, this part of the exemption criteria fails to take into 
account the economic, logistical and market factors involved with the supply and 
transportation of the aggregate resource from outside the region.  

256. RS Sand has provided additional information27 on the demand for sand aggregate in the regional 
context and the site selection process which led to the application for the quarry at Newcombe 
Road. This includes the potential location of other sites containing a sand resource in relation to 
highly productive land. In addition, an Economic Assessment has been provided to assess the 
regional benefits of the proposal and the supply of agreement at a regional and local level28. 
 

257. In my opinion, this information establishes strong grounds to accept that there is a need to have a 
local supply of sand aggregate and that this will have economic benefits in terms of ensuring 
logistical and cost of supply factors are cost-effective and support infrastructure and construction 
projects. However, a question remains in my opinion whether this information satisfies the explicit 
exemption criteria set out in Clause 3.9(2)(j)(iv). In my opinion, it is difficult to rely on assumptions 
regarding consenting expiry dates and the operational capacity of other quarries as these are likely 
to change with ongoing market conditions and project demand. I therefore consider that while a 
supply of local aggregate from multiple sources does provide regional benefits, I am reticent to 
endorse the Applicant’s view that the RS Sand proposal, or any other single quarry, by itself can 
provide regional benefits.   

 
258. While I have reservations regarding the national policy direction and exemption criteria set out in 

the NPS-HPL, I am obliged to assess these and any final decision will also need to adopt guidance 
and legal principles from relevant case law.  

 
259. At this stage, I have not been able to reach a position that the RS Sand proposal meets the 

exemption criteria set out in Clause 3.9(2)(j)(iv) and I have not identified an alternative pathway by 
which the proposal could be considered consistent with the NPS-HPL.  
 

  

 
27 Refer Kinetic Environmental letter dated 26 March 2024 and RS Sands letter dated 26 March 2024. 
28 ME Consulting - Economic Assessment dated 4 July 2024.  



Page 59 of 78 
LU/0077/23 

ECM reference: 11395121 

260. This is not to suggest that I consider that the loss of productive rural land in this case is a significant 
or inappropriate adverse effect. As set out in Section 7.6 of this report, I do not consider that the 
proposed sand quarry will, either individually or cumulatively, causes a loss of rural production land 
that would undermine the granting of consent.  
 

261. I am open to hearing additional evidence and legal submissions on these matters and this may lead 
me to a different conclusion. And of course, the Commissioners will exercise their own assessment 
and analysis to determine this matter.  
 

262. The proposal of RS Sand to rehabilitate the site back to production land may offer some relief in the 
sense that any loss of productive land could then be assessed as a short/medium term effect. 
However, the NPS-HPL does not appear to recognise rehabilitation and/or temporary effects as a 
means of navigating the provisions of the NPS-HPL. I also note that the ‘minimise the loss of 
productive land’ directive in Clause 3.9(3) is subject to any activity first being determined to satisfy 
one of the exemption criteria listed in Clause 3.9(2).  

 
263. Notwithstanding my reservations in regards to the how the proposed quarry can satisfy the NPS-

HPL exemption criteria, I do not consider that this establishes a barrier to granting consent. I provide 
further commentary on the S.104 assessment in Section 10 of this report.  

8.3 National Policy Statement for Indigenous Biodiversity (NPS-
Biodiversity) 

264. The National Policy Statement for Indigenous Biodiversity (NPS-Biodiversity) was updated in 
October 2024 and provides national policy direction on the identification and protection of 
indigenous biodiversity relevant to both the land use application and the associated regional council 
applications.  
 

265. The objective of the NPS-Biodiversity at Clause 2.1 is: 
 

(a) to maintain indigenous biodiversity across Aotearoa New Zealand so that there is at least no 
overall loss in indigenous biodiversity after the commencement date; and 

(b) to achieve this: 

(i)  through recognising the mana of tangata whenua as kaitiaki of indigenous biodiversity; 
and 

(ii)  by recognising people and communities, including landowners, as stewards of 
indigenous biodiversity; and 

(iii)  by protecting and restoring indigenous biodiversity as necessary to achieve the overall 
maintenance of indigenous biodiversity; and 

(iv)  while providing for the social, economic, and cultural wellbeing of people and 
communities now and in the future. 
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266. The objective is supported by the following policies which are relevant to the RS Sand’s proposal: 

Policy 1: Indigenous biodiversity is managed in a way that gives effect to the decision-making 
principles and takes into account the principles of the Treaty of Waitangi. 

Policy 2: Tangata whenua exercise kaitiakitanga for indigenous biodiversity in their rohe, 
including through: 

(a)  managing indigenous biodiversity on their land; and 

(b)  identifying and protecting indigenous species, populations and ecosystems that 
are taonga; and 

(c)  actively participating in other decision-making about indigenous biodiversity. 

Policy 3: A precautionary approach is adopted when considering adverse effects on indigenous 
biodiversity. 

Policy 8: The importance of maintaining indigenous biodiversity outside SNAs is recognised and 
provided for. 

267. I note that Clause 1.5 of the NPS-Biodiversity sets out Decision-making principles including the 
mauri and intrinsic value of indigenous biodiversity, recognising the bond between tangata whenua 
and indigenous biodiversity and enabling the application of te ao Māori and mātauranga Māori. 
 

268. RS Sands has engaged with mana whenua and given that there are no substantive matters 
outstanding in terms of cultural values or sites, then I consider that the Commissioners can be 
satisfied that these principles have been satisfied along Policy 1 and Policy 2 above.  
 

269. Clause 3.5(1) (b) states that: 

(1)  Local authorities must consider: 

(b)  that the protection, maintenance, and restoration of indigenous biodiversity contributes 
to the social, economic, and cultural wellbeing of people and communities; and that the 
protection, maintenance, and restoration of indigenous biodiversity does not preclude 
subdivision, use and development in appropriate places and forms; 

 
270. In terms of an aggregate resource, this is subject to locational constraints and opportunities which 

inform and  frame the assessment of what is an ‘appropriate’ place. For the current quarry proposal, 
it is my opinion that there are both negative and positive factors affecting the site location. The site 
is close to projects and areas of development and has access directly onto the Waikato Expressway 
which are positive. The site includes habitat and landscape values and the issue of quarry trucks 
travelling through Cambridge is a key concern for the local community.  On balance, and taking into 
account the mitigation measures proposed and which can be further applied through consent 
conditions, it is my opinion that the site is appropriate. 
 

271. Clause 3.16 states that: 

(1)  If a new subdivision, use, or development is outside an SNA and not on specified Māori land, 
any significant adverse effects of the new subdivision, use, or development on indigenous 
biodiversity outside the SNA must be managed by applying the effects management 
hierarchy. 
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272. The effects management hierarchy is defined as follows: 

effects management hierarchy means an approach to managing the adverse effects of an activity 
on indigenous biodiversity that requires that: 

(a)  adverse effects are avoided where practicable; then 

(b)  where adverse effects cannot be avoided, they are minimised where practicable; then 

(c)  where adverse effects cannot be minimised, they are remedied where practicable; then 

(d)  where more than minor residual adverse effects cannot be avoided, minimised, or remedied, 
biodiversity offsetting is provided where possible; then 

(e)  where biodiversity offsetting of more than minor residual adverse effects is not possible, 
biodiversity compensation is provided; then 

(f)  if biodiversity compensation is not appropriate, the activity itself is avoided. 

 
273. It is notable that Clause 3.16 refers to significant adverse effects and that the proposed quarry will 

require the removal of predominantly pastureland and exotic woodlot/scrubland that provides 
habitat for indigenous species. The mitigation measure proposed by RS Sand essentially comprise 
replanting and replacement habitat which falls within the classification of biodiversity 
compensation.  
 

274. While the above management hierarchy raises a question on whether a reduced scale of quarry 
excavation could avoid the loss of the identified habitat area, it would appear that any such 
approach would significantly affect the feasibility and access to the sand resource such that the 
project may not be economically or logistically sustainable. RS Sand may wish to address the 
Commissioners on this point further in evidence.  
 

275. In my opinion, given that the area of terrestrial habitat comprises largely pasture land with a smaller 
area of predominantly exotic woodland/scrubland, that it is appropriate to accept biodiversity 
compensation in this instance. The proposed methodology and management plans for the 
replanting and habitat replacement have been independently reviewed and broadly supported with 
the opportunity to impose robust and comprehensive conditions to secure the identified 
compensation outcomes.  
 

276. Overall, I am satisfied that granting consent with appropriate conditions is consistent with the  NPS-
Biodiversity.  
 

8.4 Waipā District Plan (WDP) 

277. The Waipā District Plan (WDP) provides the land use policies and plan provisions for the 
management of all activities across the district. The WDP sets out strategic level plan provisions as 
well as zone provisions and general provisions relevant to the RS Sand proposal. I have identified 
the following key provisions which will assist with the framing and assessment of the proposal.  
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8.4.1 Section 1 Strategic Policy Framework   

278. The relevant objectives and policies are as follows29: 
 

Objective – Implementation of Te Ture Whaimana 
1.3.1  The health and well-being of the Waikato River is restored and protected and Te Ture 

Whaimana is realised. 

Policy – Health and well-being of the Waikato and Waipā Rivers 
1.3.1.1 To achieve the Objectives and Strategies of Te Ture Whaimana within the catchment area 

identified on the Planning Maps by District Plan provisions relating to: 
a. Building setbacks and earthworks; and 

b. Activities on the surface of water; and 

c. Peat lake catchments; and 

d. Esplanade reserves; and 

e. Landscapes; and 

f. Environmental Benefit Lot provisions for significant natural areas and in some 
circumstances riparian areas; and 

g. Significant natural areas and indigenous biodiversity generally; and 

h. Intensive farming activities; and 

i. Public access; and 

j. Customary activities; and 

k. Marae and papakāinga; and 

l. Cultural sites and cultural landscapes. 

Objective – Settlement Pattern  

1.3.2  To achieve a consolidated settlement pattern that: 

a. Is focused in and around the existing settlements of the District; and 

b. Supports the continued operation, maintenance, upgrading and development of 
regionally important sites and regionally significant infrastructure and nationally 
significant infrastructure, and provides for on-going access to mineral resources. 

Policy – Subdivision and Development within the Rural Zone  

1.3.2.5 To ensure that the natural resources of the Rural Zone, including high class soils, continue 
to be used for rural activities by: 

c.  Ensuring that development and subdivision activities within the Rural Zone do not 
reduce the area of land available for farming activities in the District; and 

e.  Managing actual or potential adverse effects on the health and well-being of water 
bodies; and 

g.1 Managing the effects of development on on-going access to mineral resources. 

  

 
29  The blue text in the objective and policy citations represent defined terms which are hyperlinked within the e-
plan version of the WDP.  
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Objective – Environmental and heritage protection and recreation values 

1.3.5  To ensure that development and subdivision activities maintain and where possible 
enhance the environmental, heritage and recreational values of the District.  

Policy – Management of adverse effects 

1.3.5.1 To ensure that development and subdivision is undertaken in a manner that: 

a. Does not result in a net loss of indigenous biodiversity; and  

b. Protects areas of outstanding landscape; and  

c. Maintains cultural landscapes and other identified landscape areas and features 
of high amenity; and  

d. Protects listed heritage items; and  

e. Retains and where possible enhances recreation values. 

Objective – Energy and resource efficiency, design, character and amenity 

1.3.6  To ensure that developments and subdivisions maintain and where possible enhance key 
elements of character and incorporate design and sustainability principles. 

Policy – Rural character and amenity 

1.3.6.2 To maintain key elements of rural character and amenity by restricting the number and 
location of buildings, and to maintain the values associated with identified landscapes 
and significant natural areas. 

279. The above objectives and policies cover a broad range of strategic issues for Waipā District. The 
proposed quarry pit is located within the Karapiro Stream valley and this will have permanent 
effects on the immediate contour and natural character of the stream corridor. The landscape 
effects have been assessed as acceptable by landscape experts and there is not a wide public 
viewing audience into the quarry area. If consented, the proposed quarry will lead to the removal 
and loss of terrestrial habitat and biodiversity. RS Sand has proposed replanting and habitation 
replacement along the Karapiro Stream to compensate for the habitat loss. A CIA has been prepared 
with mana whenua which contains a series of conditions proposed to support the consenting of the 
quarry.  
 

280. Objective 1.3.2(b) refers to a consolidated settlement panel that ‘... provides on-going access to 
mineral resources’. The intention of this policy is somewhat ambiguous, however, I take it that 
settlement should not be allowed to expand over, or in close proximity to, mineral resources as this 
may compromise the ability to utilise the resource. If the objective has relevance to the RS Sand 
proposal, it may be argued that the proximity of the quarry to Cambridge and other regional towns 
and projects sites does provide for on-going access to a mineral resource.  
 

281. Policy 1.3.2.5 is significant as while the Rural Zone is prioritised for rural activities, it also specifically 
recognises the need to manage the effects of development that may affect access to mineral 
resources.  
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282. I note that there is also strategic direction provided in terms of landscapes and biodiversity which 
are further elaborated upon in the zone and general provisions. 
 

283. In my opinion, granting consent to the proposed quarry will not lead to adverse effects or create 
environmental outcomes that would be misaligned with the strategic objectives of the WDP. 

8.4.2 Section 4 – Rural Zone   

284. The relevant objectives and policies are as follows: 
 

Objective – Rural resources 
4.3.1   To maintain or enhance the inherent life supporting capacity, health and well-being of 

rural land, ecosystems, soil and water resources.. 

Policy – Health and well-being of the Waikato and Waipā Rivers 

4.3.1.1 To give effect to the directions and outcomes in Te Ture Whaimana o Te Awa o Waikato – 
The Vision and Strategy for the Waikato River and the Waipā Accord through District Plan 
provisions relating to building setbacks, earthworks, farming activities, non-farming 
activities, intensive farming, rural based industries and solid and liquid waste.  

Policy – Avoid adverse effects on Water Catchment Areas 

4.3.1.2 To avoid, remedy or mitigate the adverse effects of development, subdivision and activities 
on Water Catchment Areas as identified on the Planning Maps. 

Policy – Avoid adverse effects on aquatic and riparian ecosystems (including lakes) 

4.3.1.3 To avoid, remedy or mitigate adverse effects of development, subdivision and activities on 
the quality of the District’s ground and surface water resource, and promote the 
enhancement of their ecological and cultural values by: 

a. Maintaining or enhancing the life supporting capacity of water bodies; and 

b. Maintaining or enhancing the ability to use aquatic ecosystems as mahinga kai (a 
food source); and 

c. Where appropriate, maintaining or enhancing the availability of water bodies for 
recreation; and 

d. Enhancing ecological corridors and riparian margins. 

Policy – Protect the rural soil resource 

4.3.1.4 The versatility and life supporting capacity of the District's rural land and soil resource, 
particularly high class soils and peat soils, are protected from development, subdivision or 
activities that would prevent its future use for primary production, or its ability to maintain 
the District’s ecological/biodiversity values. 

Objective – Rural activities: farming  

4.3.2   The capacity of rural areas and rural resources to support farming activities and lawfully 
established rural based activities is maintained.. 

Policy – Management of rural resources 

4.3.2.1 Manage rural resources so that farming activities can continue to establish and operate. 
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Policy - Rural environment 

4.3.2.2 Recognise and protect the continued operation of the Rural Zone as a pastoral working 
environment. 

Objective – Rural activity: mineral and aggregate prospecting, exploration and extraction 

4.3.5   To meet the District’s and Region’s mineral and aggregate needs from predominantly local 
sources and ensure that the location, use and development of the District’s mineral and 
aggregate resources is provided for, subject to the management of the adverse effects 
associated with such activities. 

Policy – Mineral prospecting and exploration 

4.3.5.1 Mineral prospecting and exploration are enabled provided that the adverse effects of the 
activities are not significant. 

Policy - Mineral extraction 

4.3.5.3 Mineral extraction activities are managed so that the adverse effects of the activities are 
internalised, or avoided, remedied or mitigated as far as practicable through methods such 
as management, mitigation and rehabilitation plans that address matters such as: 

a. Managing dust, noise, vibration, access and illumination to maintain amenity 
values, particularly during the night time; and 

b. Ensuring buildings and structures are appropriately located in relation to 
boundaries, and of an appropriate scale; and 

c. Undertaking remedial measures during extraction operations; and 

d. Requiring sites to be rehabilitated and ensuring appropriate materials are used for 
this purpose. 

4.3.5.4 The scale and location of mineral extraction activities shall: 

a. Be consistent with the capacity, design and function of the road hierarchy; and 

b. Not adversely affect rural character. 

4.3.5.5 To recognise: 

a. That mineral extraction activities are constrained by the location of the resource; 
and 

b. The importance of maintaining a supply of extracted minerals; and 

c. The need to identify other significant mineral resources as required, in conjunction 
with the Waikato Regional Council, and to provide for their future extraction and 
use. 

Policy – Avoid reverse sensitivity  

4.3.5.6 To avoid reverse sensitivity effects and ensure utilisation of mineral resources is not 
constrained by managing the establishment of noise sensitive activities including 
subdivision, use and development within quarry buffer areas and adjacent to routes 
identified for aggregate movement. 
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Policy – Identification and imposition of a quarry buffer area and a mineral extraction area in 
conjunction with a mineral extraction activity 

4.3.5.8 To provide for the identification and imposition of quarry buffer areas and mineral 
extraction areas on the Planning Maps where these are undertaken in conjunction with a 
new or existing consented mineral extraction activity. 

4.3.5.9 To ensure that quarry buffer areas associated with mineral extraction areas are only 
imposed where: 

a. The mineral extraction area contains an adequate area of land which will enable 
the effects of the mineral extraction activity to be contained on the site as far as is 
practicable; and 

b. The extent of the quarry buffer area is minimised as far as practicable; and 

c. The imposition of the quarry buffer area will not unduly inhibit the use of 
surrounding land for the carrying out of other activities; and 

d. Alternatives to the imposition of a quarry buffer area have been adequately 
considered; and 

e. The extent of the quarry buffer area and mineral extraction area have taken into 
account the adverse effects of the mineral extraction activity; and 

f. All methods of internalising effects have been evaluated, considered and adopted 
where practical. 

Objective – Rural character  

4.3.7   Rural character and amenity is maintained.. 

Policy – Rural character  

4.3.7.1 Land use activities should be at a density, scale, intensity and location to maintain rural 
character. 

4.3.7.2 Rural character and associated amenity values shall be maintained by ensuring rural land 
uses predominate in the Rural Zone, and buildings are of an appropriate scale and location. 

Objective – Rural amenity: setbacks  

4.3.8   To maintain rural character and amenity and avoid reverse sensitivity effects.  

Policy – Internal boundaries  

4.3.8.1 Buildings and activities are set back from rear boundaries and side boundaries to maintain 
rural character and amenity and avoid reverse sensitivity effects. 

Objective – Rural amenity: noise and vibration  

4.3.10   To maintain rural amenity while enabling the operation of noise and vibration generating 
farming activities within the Rural Zone.  

Policy – Noise: Rural Activities  

4.3.10.2 To ensure that the adverse effects of noise generated by rural activities are avoided, 
remedied or mitigated. 
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285. The above provisions provide a comprehensive suite of objectives and policies to manage the 
nature and effects of activities across the rural area of the Waipā district. A wide range of 
environmental and planning issues are addressed with some explicit policy direction given to 
mineral extraction activities.  
 

286. There is a strong policy direction (Objective 4.3.1, Policy 4.3.1.4, Objective 4.3.2, Policy 4.3.2.1 & 
4.3.2.2) to promote and retain rural areas and production land for rural production activities. 
However, the Rural Zone also includes specific policy direction  to enable local sources of aggregate 
(Objective 4.3.5) with the assessment and management of these activities focussed on the 
management of activities (Policy 4.3.5.3). 
 

287. In my opinion, the two policy directives to protect the rural land resource and to enable 
mineral/aggregate extraction activities must be read in conjunction with each other. In my opinion, 
the location, scale and methods to address off-site effects are capable of satisfying both policy 
directives. As discussed in Section 7 of this report, it is my opinion that granting consent to the sand 
quarry will not individually or cumulatively lead to an inappropriate effects. 
 

288. I note that Policy 4.3.5.4 has two pertinent policies that are relevant to the sand quarry. Sub-clause 
4.3.5.4(a) refers to mineral extraction activities being consistent with the road hierarchy. As 
discussed extensively in Section 7.3 of this report, the future traffic distribution will be dictated 
largely by project location and resource demand at any given time. In addition, the C2P project may 
also have a significant bearing on the resource demand and direction of quarry trucks. The location 
and traffic generation will use a short section of Newcombe Road (local road), then parts of the 
network that are collector roads or state highway.  

 
289. Sub-clause 4.3.5.4(b) refers to extraction activities not adversely affecting rural character. In my 

opinion, the proposed quarry will have a degree of effect on the local catchment of surrounding 
properties including along the immediate interface with 41 Newcombe Road. Taking into account 
the expert landscape assessment and the limited nature of these effects in terms of a viewing 
audience, I consider there are no adverse effects which are inappropriate on the broader rural 
character and values. As discussed in Section 7, I consider that the design and alignment of the bund 
along 41 Newcombe Road requires further discussion and refinement, including any input from the 
adjacent owners.  
 

290. As the sub-clause does not envisage any degree of adverse effect, I consider that the RS Sand 
proposal causes some tension with this policy direction. Policy 4.3.5.5 then goes on to recognise 
that mineral extraction activities are constrained by location and the importance of maintaining a 
supply of minerals. When these policy provisions are read in conjunction with each other, I do not 
consider that the proposal is inconsistent or misaligned with the policy provisions.  

291. In my opinion the granting consent to the sand quarry will be consistent with the policy direction 
in terms of reverse sensitivity effects and noise and vibration subject to appropriate conditions.  
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8.4.3 Section 16 – Transportation   

292. The relevant objectives and policies are as follows: 

Objective – Ensuring sustainable, integrated, safe, efficient and affordable multi-modal land 
transport systems 

16.3.1   All new development, subdivision and transport infrastructure shall be designed and 
developed to contribute to a sustainable, safe, integrated, efficient (including energy 
efficient network design), accessible and affordable multi-modal land transport system. 

Policy – Design Elements 

16.3.1.1 Development, subdivision and transport infrastructure shall be designed and located to: 

a. Minimise energy consumption in construction, maintenance and operation of the 
network; and 

b. Accommodate and encourage alternative modes of transport; and 
c. Give effect to the road hierarchy; and 
d. Contribute to: 

i. Integrated transport and land use planning and a safe road system 
approach; and 

ii. Reducing deaths and serious injuries on roads; and 
iii. An effective and efficient road network; and 
iv. Efficient movement of freight; and 
v. Providing good accessibility for people. 

Policy – The timing and availability of planned funding for transport infrastructure Design 
Elements 

16.3.1.3 The provision of transport infrastructure for any development or subdivision shall be 
managed in such a way that it takes into account the timing and availability of planned 
funding for transport infrastructure. 

Objective – Integrating land use and transport: ensuring a pattern of land uses and a land 
transport system which is safe, effective and compatible 

16.3.2   Land use and transport systems successfully interface with each other through attention 
to design, safety and amenity.. 

Policy – Enhancing pedestrian safety 

16.3.2.2 To improve pedestrian safety in proximity to schools and other community facilities, and 
commercial areas including pedestrian frontage areas; the standard of pedestrian 
networks shall be enhanced to accommodate and encourage greater use. 

Policy – Safe roads 

16.3.2.3 Development and subdivision design and construction shall contribute to a safe road 
environment, by: 

a. Providing safe and appropriate locations for vehicle entrances, driveways, 
pedestrian and cycle routes; and 

b. Designing and locating transport networks, lighting, street furniture and 
landscaping to minimise conflict, maintain visibility, and provide for maintenance 
activities. 
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Policy – Managing effects on character and amenity  

16.3.2.4 Development, subdivision and transport infrastructure shall be located, designed and 
managed to: 

a. Avoid, remedy, or mitigate adverse effects of transport on character and amenity; 
and 

b. Facilitate opportunities to enhance character and amenity; and 

c. Ensure that the outcomes sought in the Waipā Growth Strategy, Town Concept 
Plan 2010 Plans, and the Character Precinct statements in Section 6 – Commercial 
Zone of this Plan are achieved. 

293. The above WDP provisions set out a comprehensive suite of policies associated with transportation 
networks and how the effects of new activities and traffic generation should be managed.  

294. The transportation issues for the proposed quarry have been discussed in Section 7 of this report 
and are subject to a large number of submissions and expert traffic evidence prepared by RS Sand 
and through independent review.  

295. As discussed, the nature and context of the traffic effects is complex given the location of the 
proposed quarry and the potential distribution effects through Cambridge, and that future traffic 
distribution can only be modelled based on assumptions and projection of future construction sites 
and locations that require sand in the building and construction process. The potential for the C2P 
project to be consented and to provide a significant demand for sand as well as an alternate route 
for quarry traffic is also a factor that affects the context of any traffic effects.  

296. In order to provide to provide final opinion on the traffic effects and how these are aligned to the 
above objectives and policies, I would like the opportunity to understand first whether the issues 
raised by Mr Inder can be resolved or addressed in evidence by RS Sand or through a caucusing/joint 
witness statement process.  

297. I note that policy 16.3.2.4 provides specific policy direction on the adverse effects of transport on 
character and amenity. This policy directive is very much at the forefront of the issues raised by the 
community in terms of additional quarry trucks travelling through Cambridge.  

 8.4.4 Section 20 – Health and General Amenity   

298. The relevant objectives and policies are as follows; 

Objective – Air and water quality 

20.3.1   To maintain and where possible improve existing air and water quality. 

Policy – Contain adverse effects 

20.3.1.1 To ensure that activities avoid, remedy or mitigate nuisance effects beyond the boundary 
of the site and on any water bodies in order to maintain and enhance amenity and a 
healthy and safe environment. 

Rule – Contain adverse effects 

20.4.2.1 No activity shall produce any objectionable odour, smoke, fumes or dust at or beyond the 
boundaries of the site from which the nuisance emanates. 

 

https://eplan.waipadc.govt.nz/eplan/rules/0/19/0/0/0/crossrefhref#Rules/0/28/1/3272/0
https://eplan.waipadc.govt.nz/eplan/rules/0/19/0/0/0/crossrefhref#Rules/0/28/1/3272/0
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299. The above objective and policy directives largely address matters which are within the domain of 
the regional council. However, it is typical for district plans to address matters of dust, odour, fumes 
etc as these form part of amenity values such that there is often some overlap between district and 
regional council functions.  

300. In this case, I consider it is appropriate to defer my assessment to the evidence and assessment 
presented in the Waikato Regional Council S.42A report. I understand that the regional council 
applications are recommended for approval subject to explicit conditions to manage off-site effects 
in relation to dust and any discharge to air.  

 8.4.5 Section 18 - Financial contributions 

301. The relevant objectives and policies are as follows: 

Objective – Planned, financed growth 

18.3.1   To ensure that the adverse environmental effects on the District’s network infrastructure 
are addressed in order to cater for the additional demand generated by new development 
or subdivision.  

Policy – Contain adverse effects 

18.3.1.2 To ensure that planned growth is adequately financed by taking financial contributions up 
to 10 years in advance of Council undertaking infrastructure works for Council provided 
infrastructure. 

302. A financial contribution for impacts on the local roading network will be assessed and 
recommended to be applied should the Commissioners be mindful to grant consent.  

8.4.6 Section 26 – Lakes and Water bodies 

303. The relevant objectives and policies are as follows: 
 

Objective - Protecting the natural character of lakes and water bodies and their margins, from 
inappropriate use, and development 

26.3.1 Ensure that activities that occur on and adjacent to lakes and water bodies are managed 
to avoid, and where possible enhance, natural character and water quality. 

Policy - Ensuring activities are setback from lakes and water bodies 

26.3.1.1 To ensure that adverse effects on public access to lakes and water bodies and on the 
natural character and quality of the water in lakes and water bodies are avoided, 
through establishing setbacks for a range of activities that may cause adverse effects, 
except within the Karāpiro and Arapuni Hydro Power Zone. 

Policy - Managing ecological effects 

26.3.1.4 To ensure that users undertaking activities on the surface of lakes and water bodies and 
within their margins do not adversely affect water quality, or significant natural areas, 
other indigenous vegetation, or habitats of significant indigenous fauna.. 

  

https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
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Policy - Enhancing natural character 

26.3.1.6 Promote the restoration and enhancement of the natural character of lakes, water 
bodies and their margins. 

Policy - Good practice: lakes, water bodies and wetlands 

26.3.1.7 To promote good land use practice adjoining lakes,  water bodies and wetlands; 
including promoting the value of wetlands for both their biodiversity importance and the 
ecological services they provide (e.g. controlling sediment and nutrients runoff from 
intensively managed land). 

304. The actual and potential effects in terms of landscape values and terrestrial biodiversity and 
ecological values are addressed in Section 7 of this report.  
 

305. In my opinion, the proposed quarry will not interfere with any public access and recreational 
activities that could otherwise be carried out along the Karapiro Stream corridor. The land is held 
in private ownership and any access to and along the river margin would be at the owners discretion 
unless a public reserve and or esplanade strip network was established.  
 

306. There are policy directives in Section 26 of the WDP which in my opinion will need to be informed 
and determined in accordance with the regional council applications associated with earthworks 
and the potential issues of sediment/run off, discharge and the loss and potential effects on natural 
wetlands. I defer to the report and recommendations from the Waikato Regional Council on these 
matters and any final determination that may be made by the Commissioners.  

 

8.4.7  District Plan Policy Conclusion 

307. There are a wide range and comprehensive suite of objectives and policies within the WDP that 
have a direct and indirect bearing on, and framing of, the assessment of the proposed quarry.  
 

308. In my opinion, granting consent to the proposed quarry will be consistent with the strategic 
directives which apply to resource management issues across the Waipā District.  
 

309. In terms of cultural values and sites, I am satisfied that RS Sand has undertaken appropriate 
consultation and engagement with mana whenua. The Cultural Impact Assessment prepared by 
mana whenua provides a strong basis and assurance that  consent can be granted to the proposed 
quarry which appropriate recognises and provides for the values identified , including those 
associated with the Karapiro Stream and wetlands. As such, the objectives and policies addressing 
cultural values, sites and relationships are satisfied. 
 

310. I seek the opportunity to provide further assessment of the traffic provisions following any further 
resolution and/or narrowing of the outstanding matters identified by Mr Inder as part of the 
independent traffic review.  

 
311. In my opinion, the proposed quarry will have a degree of adverse effects on the surrounding 

catchment and property owners, including through landscape and rural character change. In my 
opinion, these effects are not of a scale or intensity which are inappropriate and I consider that the 
off-site effects can be managed through conditions. As discussed, I consider that the acoustic bund 
and boundary interface treatment with 41 Newcombe Road requires further refinement.  
 

https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
https://eplan.waipadc.govt.nz/eplan/rules/0/41/0/0/0/47
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312. In terms of ecological values and biodiversity, the existing pasture land and woodlot/scrubland 
provides habitat for indigenous species and this will be lost through the development of the 
excavation pit and processing area. Based on the expert ecological opinions, and the proposal for 
replanting and habitat restoration along the Karapiro Steam valley, I consider that the proposed 
compensation measures are appropriate and therefore consistent with the provisions of the WDP.  

 
313. As identified above, there are some assessment matters which I consider will need to be informed 

and determined in conjunction with the regional council applications. If for any reason the 
Commissioners are not able to grant consent to the regional council application, then this may also 
affect the overall assessment of effects and whether the proposed quarry is consistent with the 
provisions of the WDP.  
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9 OTHER MATTERS  

9.1 Introduction 

314. Pursuant to Section 104(1)(c), the consent authority must have regard to any other matters the 
authority considers relevant and reasonably necessary to determine the application. Below is an 
assessment of these provisions.  

9.2 Tai Tumu, Tai Pari, Tai Ao – Waikato Tainui lwi Environmental 
Management Plan 

315. Tai Tumu, Tai Pari, Tai Ao’s purpose is to enhance collaborative participation between Waikato 
Tainui and agencies in resource and environmental management. It provides high level guidance 
on Waikato Tainui values, principles, knowledge and perspectives on, relationship with, and 
objectives for natural resources and the environment. The plan highlights the need for 
enhancement and protection of landscape and natural heritage values. Site management protocols 
ensure a precautionary approach to managing (known or undiscovered) wahi tapu sites and taonga 
tuku iho discovery.  

316. The property is within the Waikato Tainui Joint Management Agreement Area and therefore the 
provisions of the Tai Tumu, Tai Pari, Tai Ao are relevant. Chapter 28 – Keri Oopapa considers the 
mining of minerals and other material, including quarrying of rock aggregate. This chapter 
acknowledges the effective and efficient availability and supply of minerals, while seeking the 
management of effects in partnership with Waikato Tainui including, but not limited to, site 
remediation and restoration.  

317. In my opinion, and taking into account the CIA prepared for the proposed quarry, I consider that 
granting consent subject to appropriate conditions is consistent with the Tai Tumu, Tai Pari, Tai Ao.  

9.3 Te Rautaki Tāmata Ao Turoa o Hauā — Ngāti Hauā Environmental 
Management Plan 

318. Te Rautaki Tāmata Ao Turoa o Hauā explains the importance of communication between local 
authorities and Ngāti Hauā in terms of keeping the iwi Trust informed about projects, providing a 
feedback loop and opportunity for relationship building. The plan clearly outlines that engagement 
is expected for earthworks activities and that the iwi seek opportunities to participate in consent 
and site monitoring and restoration projects.  

319. There are a series of national, regional and district planning instruments which establish the 
planning and policy framework for the assessment of resource consent applications. 

320. In my opinion, and taking into account the CIA prepared for the proposed quarry, I consider that 
granting consent subject to appropriate conditions is consistent with Te Rautaki Tāmata Ao Turoa 
o Hauā.  
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9.4 Te Rautaki Taiao a Raukawa — Raukawa Environmental Management 
Plan 

321. Te Rautaki Taiao a Raukawa provides a statement of Raukawa values, experiences, and aspirations 
pertaining to the use and management of the (their) environment. It is considered as a living and 
practical document that provides guidance on proactive, effective engagement in shaping current 
and future policy, planning processes, and resource management decisions.  

322. I note the correspondence from Raukawa regarding their interest in the quarry (refer Section 7.9 of 
this report) and I consider that there are no outstanding issues associated with the assessment of 
the quarry proposal in relation to the Te Rautaki Taiao a Raukawa. 
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10 SECTION 104 AND PART 2 ASSESSMENT 

10.1 Section 104  

323. The matters set out in S.104 of the RMA provide the statutory framework for the assessment and 
determination of the RS Sand proposal and will have to be duly considered and applied by the 
Commissioners in determining both the district and regional council applications.  
 

324. In my opinion, there are no substantive matters that are outstanding in terms of my assessment 
that would undermine the granting of the land use consent. 
 

325. As discussed in Section 8.2 of this report, I hold some reservations on whether a single quarry such 
as that proposed by RS Sand can satisfy the need to demonstrate a significant national or regional 
benefit in accordance with Clause 3.9(2)(iv) of the NPS-HPL. It my opinion, it is difficult to satisfy 
this threshold without full knowledge of all sand quarries, consenting limits and plans for any future 
expansion or new quarries within a regional context and how the sector may respond to future  or 
project demand.   
 

326. The Commissioners will need to consider and determine for themselves whether the material and 
economic assessment presented by RS sand satisfies the NPS-HPL exemption criteria.  
 

327. Even if there are some reservations on the NPS-HPL criteria identified by the Commissioners, I do 
not consider that this provides a defining reason to refuse consent. The S.104 assessment criteria 
include specific reference to any national policy statement along with reference to other relevant 
planning instruments. These include the provisions of the Waipā District Plan which provides 
enabling provisions for aggregate and mineral extraction.  

10.2 Part 2  

328. In accordance with the Davidson decision,30 recourse to Part 2 is permissible where this is likely to 
advance matters and only in cases where the relevant plans have not been competently prepared 
or a coherent set of policies is not available.  
 

329. While I do not consider that there are any substantive issues with the relevant plans being 
competently prepared, I do not that there is a disparity in the approach to aggregate mining and 
extraction activities between the NPS-HPL and the WDP.  
 

330. The NPS-HPL sets a high threshold on the development of highly productive land with a very narrow 
exemption criteria to define what constitutes an appropriate aggregate activity. The WDP on the 
other hand recognises the need for local aggregate supply and sets enabling policies that seek to 
manage the effects of such activities. I note that the WDP is yet to be reviewed in terms of giving 
effect to the NPS-HPL.  
 

 
30 R J Davidson Family Trust v Marlborough District Council [2018] NZCA 316.  
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331. As I have already set out in Section 7.6 of this report, I am satisfied that granting consent to the 
proposed quarry will not cause adverse effects on the productive land resource. If a Part 2 
assessment is required, then I am satisfied that granting consent will be consistent with the 
sustainable management purpose of the RMA and the associated principles as set out in Sections 6 
– 8.  
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11 CONCLUSION AND RECOMMENDATION  

 
332. The application by RS Sand for a sand quarry at Newcombe Road, Cambridge, raises several 

environmental and planning issues that require careful consideration. Provision of a local source of 
high quality sand aggregate will also provide economic benefits to the community and region. 
 

333. In terms of transportation effects , there has been a substantial level of concern raised by the local 
Cambridge community and stakeholders on quarry trucks traveling into and through the Cambridge 
community. Many of the traffic issues identified in relation to potential effects on the immediate 
parts of the roading network have been resolved. However, Mr Inder has prepared an independent 
traffic review which identifies that further assessment and analysis of the effects of additional 
quarry traffic on the roading network within Cambridge is required.  
 

334. Dust and health concerns have been raised across multiple submissions. These matters are 
primarily addressed through the regional council planning report and I adopt their assessment and 
recommendations in relation to the submissions lodged to the land use consent.  
 

335. I am generally satisfied that the other effects associated with the quarry proposal can be managed 
and mitigated to ensure that the scale and nature of effects does not cause inappropriate or 
unacceptable outcomes. This assessment does not equate to suggesting that there will be no-off-
site or environmental effects. Should the proposed quarry be granted, then there will be a change 
of land use and a degree of effects across the interface with other properties and the Karapiro 
Stream valley. In my opinion, the scale and intensity of these effects are not at a level which I 
consider is inappropriate or which should lead to a decision to decline the application. 
 

336. There are several matters which I consider would be useful to have further clarity and information 
on as part of the evidence exchange and hearing process. This will help to ensure that the adverse 
environmental effects are fully defined along with the appropriate methods and mitigation 
measure that should apply to the establishment, operation and decommissioning of the quarry 
activity. These are as follows: 

(a) The outstanding matters raised by Mr Inder in terms of potential traffic safety and efficiency 
issues for quarry traffic travelling into and through Cambridge, 

(b) Confirmation that any vibration from the excavation and operational activities will comply 
with District plan and construction standards, 

(c) Discussion on the measures and if possible, examples of other mine or project sites which 
have been successfully reestablished into productive rural land, 

(d) Details of the acoustic bund and planting along the site boundary with 41 Newcombe Road 
(Miller property) including any feedback from the adjacent owners, 

(e) Final details and conditions for the replanting and compensation habitat will need finalising 
with the preferred outcome being a set of agreed conditions between the RS Sand and 
Council experts including input from the Department of Conservation, 
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337. Overall, I am satisfied that granting consent to the sand quarry with appropriate conditions is 
generally supported by, and aligned with, the relevant national, regional and district policy 
instruments. I retain reservations with the significant regional benefit threshold as set out in the 
NPS-HPL and whether it is possible for any single quarry site to individually satisfy the exemption 
criteria and to avoid being determined as an inappropriate activity.  
 

338. I do not consider that the proposed quarry results in any material loss of rural production land and 
any adverse effects associated with the excavation of the quarry pit and the processing area on the 
rural land resource are not significant. In addition, and I very much accept and recognise the need 
for a local aggregate supply and the economic benefits that are sustained by the aggregate sector 
and supply across multiple aggregate sites/sources.  
 

339. Even if there is a residual issue with the NPS-HPL, I consider that the granting of consent is 
appropriate in accordance with the S.104 statutory provisions.  
 

340. The evidence exchange and hearings process will provide further opportunity for the traffic issues 
to be addressed including any mitigation measures that may be appropriate. 
 

341. Subject to the traffic matters being resolved, and based on the material I have reviewed, and taking 
into account the expert assessments and reports provided by RS Sand, the matters raised in 
submissions and the independent technical advice and assessment commissioned by Waipā District 
Council, I support the granting of consent subject to appropriate conditions. I respectfully reserve 
the opportunity to revisit my position should there be any new or substantive evidence and/or 
additional material that comes forward as part of the hearing process. Specifically, I note that NZTA 
has lodged a submission with matters yet to be fully resolved..  
 

342. The Commissioners will need to consider all relevant matters associated with the land use 
application as well as the regional council matters in order to reach an overall decision on the merits 
of granting consent.  
 

343. I have provided a set of draft conditions for review by RS Sand, the submitters and Commissioners 
in Appendix 5. I anticipate that these will be subject to further refinement and input from the 
parties as part of the hearing process.  
 

 
Reporting Planner:  Review for Release By: 
 
  
Todd Whittaker Quentin Budd 
Consultant Planner Manager District Plan & Growth 
Dated: 11 March 2025 Dated: 11 March 2025 
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