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Project location   

   

 
Image 1: Project area illustrated by red outline 

 

Key messages 
 

1. This briefing seeks your initial decisions on an application from Rangitoopuni 

Developments Limited Partnership (the applicant) to refer the Rangitoopuni Forest project 

(the project) under the Fast-track Approvals Act 2024 (the Act) to the fast-track approvals 

process.  

2. At this stage you can either decline an application for the reasons set out section 21, or 

provide the application to, and invite comments from, the parties identified in section 17. 

If you do not decline the application, you will receive a further briefing following receipt of 

comments, to inform your final decision on whether to refer the project. 

Project description 

3. The project area is located within the Riverhead (Rangitoopuni) Forest, northwest of 

Auckland City in the Auckland Region, and comprises seven adjoining landholdings with 

a total area of approximately 3,052 hectares, of which approximately 2,242 hectares is 

identified as developable land. 

4. The project is a staged, large-scale subdivision that will transition the existing production 

forest to a predominantly rural-residential and open space environment. Development 
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staging is proposed to align with the forestry harvest cycle. 

5. The project provides for predominantly low-density residential “forest lots”, generally 

ranging from approximately 2,500 m² to 1 hectare, and a smaller component of more 

compact housing located within and adjacent to proposed community hubs. The project 

also includes provision for marae and papakāinga housing. 

6. The project involves the construction and establishment of:  

a. approximately 3,407–4,164 residential forest lots 

b. four community hubs, including small-scale commercial and retail activities, 

housing, community infrastructure, accommodation, and education facilities 

c. a recreation hub, including outdoor recreation services and associated 

community, cultural, and accommodation infrastructure 

d. the establishment of the Te Kawerau ā Maki-owned Rangitoopuni Forest 

Reserve, comprising approximately 573 hectares of regenerating native forest 

and land available for public access 

e. approximately 200 km of publicly accessible walking and cycling tracks 

f. private infrastructure to be owned and operated by Te Kawerau ā Maki 

g. the protection and enhancement of riparian margins and wetland areas 

h. landscaping and native planting, including large-scale ngahere restoration 

across the site, with approximately 2,500 hectares of protected native vegetation 

across the reserve and covenanted areas on private lots 

i. all associated works required to enable the development, including earthworks, 

roading, open space formation, stream works, and on-site stormwater, 

wastewater, and water supply infrastructure. 

7. The project is proposed to be undertaken in eight stages over an approximately 20-year 

timeframe, with construction expected to commence in late 2027 to early 2028, and 

overall completion anticipated by 2048. A single substantive application is to be lodged 

for all stages of the project. 

Approvals sought and potential prohibited activity 

8. The applicant seeks the following approvals via the fast-track approvals process to 

authorise the project:  

a. resource consents under the Resource Management Act 1991 (RMA), potentially 

including for activities prohibited under regulation 53 of the National 

Environmental Standards for Freshwater (NES-F), and for standard freshwater 

fisheries activities as described in section 42(4)(a) of the Act 

b. wildlife approvals under the Wildlife Act 1953 as described in section 42(4)(h) of 

the Act 

c. archaeological authorities under the Heritage New Zealand Pouhere Taonga Act 

2014 as described in section 42(4)(i) of the Act 

d. an approval, a dispensation, or an authorisation that would otherwise be applied 

for in respect of a complex freshwater fisheries activity under the Freshwater 
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Fisheries Regulations 1983 or the Conservation Act 1987 as described in section 

42(4)(j) of the Act. 

9. The applicant indicates that the project may involve damming water within a natural inland 

wetland, which would trigger a prohibited activity under Regulation 53 of the NES-F. The 

applicant notes that, at this stage and in advance of detailed design, it is not possible to 

determine with certainty whether a prohibited activity will be triggered. Accordingly, the 

applicant adopts a precautionary approach and seeks consent for a prohibited activity as 

part of the referral application. 

10. If you agree to progress the project to our Stage 2 analysis, the next briefing will require 

you to consider whether to decline the referral application on the basis that it may involve 

a prohibited activity. This is a potential reason you may decline a referral application under 

section 21(5) of the Act. However, we note section 21(7) of the Act explicitly states that 

the presence of a prohibited activity does not, in itself, prevent you from accepting a 

referral application. 

Initial recommendations 

11. We have undertaken initial analysis of the referral application, and this is presented along 

with our considerations and recommendations in Table A. 

12. We have decided the application is complete and complies with section 14 of the Act, as 

the application complies with section 13 requirements, may be capable of satisfying the 

criteria in section 22 and does not appear to involve an ineligible activity. The applicable 

fee and levy have been paid. 

13. We recommend you progress consideration of the referral application to the next stage of 

analysis (Stage 2) and invite written comments from the parties prescribed in section 17(1) 

of the Act being:  

a. Auckland Council (including Watercare Services Limited and Auckland 

Transport) as the relevant local authority 

b. the Minister for the Environment, the Minister for Māori Crown Relations: Te 

Arawhiti, and the Minister for Māori Development 

c. the Minister of Conservation, the Minister for Arts, Culture and Heritage, and the 

Associate Minister of Housing as the other relevant portfolio Ministers 

d. the Department of Conservation and Heritage New Zealand Pouhere Taonga as 

the relevant administering agencies 

e. the parties in Appendix 3 as the other identified Māori groups. 

14. We also recommend that you invite written comments from the following parties as 

additional persons under section 17(5) of the Act. We have outlined the rationale for 

inviting each person below: 

a. the Chief Executive of NZ Transport Agency Waka Kotahi – given the scale of 

the development and its proximity to State Highway 16 

b. the Minister of Education – as the project proposes education activities, however 

limited detail has been provided on the nature and extent of these activities 

c. the Minister of Defence – as the project area includes Designation 4311 
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(Whenuapai Airfield Approach and Departure Path Protection), for which the 

Minister of Defence is the requiring authority 

d. the Minister for Auckland – as the project is a large-scale development within the 

Auckland Region 

e. the Minister for Economic Growth – as the applicant considers the project will 

generate significant economic benefits. 

 

Action sought 
 

15. Please indicate your decisions on the recommendations in Table A. 

 

Signature 
 

 

 
 

Stephanie Frame 

Manager – Fast-track Operations 
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Appendix 1: Statutory framework summary 

 

1. You are the sole decision maker for referral applications. If you accept a referral 

application, then the whole or part of the project will be referred to the fast-track approvals 

process. 

2. If a Treaty settlement, the Marine and Coastal Area (Takutai Moana) Act 2011, the Ngā 

Rohe Moana o Ngā Hapū o Ngāti Porou Act 2019, a Mana Whakahono ā Rohe or a joint 

management agreement provides for consideration of any document or procedural 

requirements, you must, where relevant: 

a. give the document the same or equivalent effect through this process as it would 

have under any specified Act; and 

b. comply with any applicable procedural requirements. 

3. You must decline a referral application if: 

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

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

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

4. You may decline an application for any other reason, including those set out in s21(5) 

and even if the application meets the s22 referral criteria. 

5. You can decline an application before or after inviting comments under s17(1). However, 

if comments have been sought and provided within the required time frame, you must 

consider them, along with the referral application, before deciding to decline the 

application. 

6. If you do not decline a referral application at this initial stage you must copy the application 

to, and invite written comments from: 

a. the relevant local authorities 

b. the Minister for the Environment, the Minister for Māori Crown Relations: Te Arawhiti, 

and the Minister for Māori Development 

c. any other relevant portfolio Ministers 

d. the relevant administering agencies 

e. the Māori groups identified by the responsible agency 

f. the owners of Māori land in the project area (if applicable) 

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

7. You can request further information from an applicant, any relevant local authority or any 

relevant administering agency at any time before you decide to decline or accept a referral 

application (see section 20 of the Act). 

8. However, if further information has been sought and provided within the required time 

frame you must consider it, along with the referral application, before deciding to decline 

the application. 
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Appendix 2: Application documents for the Rangitoopuni Forest project 

 

  






