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▪ the anticipated medium term demand for housing and business land within the District 
assuming a mix of housing densities and form; 

▪ ensuring the ongoing availability of a competitive land supply for urban purposes; 
▪ the constraints on development of the land such as its topography, its ecological, heritage, 

cultural or landscape significance; or the risk of natural hazards limiting the ability of the land 
to accommodate growth; 

▪ the need to make provision for the location and efficient operation of infrastructure, 
commercial and industrial uses, and a range of community activities and facilities; 

▪ a compact and efficient urban form; 
▪ avoiding sporadic urban development in rural areas; 
▪ minimising the loss of the productive potential and soil resource of rural land; and 
▪ a future development strategy for the District that is prepared in accordance with the National 

Policy Statement on Urban Development Capacity. 
 
6.11 Expansion of the UGB to enable Fernhill Heights is consistent with these criteria.  Fernhill Heights is 

adjacent to the existing Fernhill urban area and is not a ‘sporadic’ urban development. 
 

Landscape 

6.12 The Fernhill Heights site is located within the Outstanding Natural Landscape that extends around 
the edge of the Queenstown urban area.  The seven ONL Policies in Chapter 6 of the PDP seek to 
protect landscape values, and discourage development. 

 
6.13 The landscape assessment confirms that the Fernhill Heights area will be visible from several existing 

urban communities, and from public vantage points.  However, that expansion will always be visually 
contained by the larger surrounding landform of the Ben Lomond mountain range.  The scale of this 
feature is demonstrated in the visualisations prepared by Patch Landscape (Appendix 17).  As the 
various stages of Fernhill Heights develop and the landscape planting matures, the visual effects will 
soften, and the urban form will integrate into the wider Fernhill residential community.   

 
6.14 The landscape effects assessment recognises that the project will introduce a distinct urban 

patterning that is described as “transformative” which will result in a range of effects.  The 
assessment recognises that this change is appropriately located and will be mitigated by a range of 
other offsets such as restorative and public-access initiatives, the establishment of a predator-free 
sanctuary, extensive wilding pine removal, reinstatement of indigenous forest communities, that will 
“provide meaningful contributions to the long-term enhancement of natural character”. 

 
6.15 Although this project will introduce development in the ONL, the potential effects on landscape 

overall are considered acceptable.   The coherence and values of this part of the ONL will be retained.  
 

Housing Affordability and Diversity 

6.16 The project provides for up to 175 alpine-style chalets comprising 1,333 residential units, of which 
5% will be committed to the Queenstown Lakes Community Housing Trust (Appendix 13), and a 
further 50% will be retained for essential worker accommodation.   The provision of additional 
housing that is accessible to the urban centre of Queenstown supports the functioning of the 
community and implements the Homes Strategy and Joint Housing Action Plans objectives of  
prioritising secure, affordable workforce housing. 
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Infrastructure Integration and Mode Shift 
 

6.17 The Three Waters (Appendix 3) reporting confirms that there is currently network capacity for the 
staged development of Fernhill Heights. Preliminary advice is that connection to those existing 
networks is feasible and will require limited upgrades, to be funded by the developer. 
 

6.18 The transport and infrastructure strategies (RPS, Mode Shift Plan, Integrated Transport Strategy, 
Infrastructure Strategy) support projects that reduce private-car dependency.  Abley Consultants 
(Appendix 5) confirm that the location of the site together with the mix of sustainable transport 
options (walking, cycling, public transport and ropeway systems) provides “a strong foundation for 
integrated and resilient transport options”.  There is also the potential for integration with other 
proposed ropeway systems that are currently advocated by others. 
 
 
Kāi Tahu Partnership 

6.19 The iwi management plans and council frameworks (Spatial Plan, JHAP, RPS, PDP) require Kāi Tahu 
partnership in design, governance, and monitoring. 

 
6.20 The relationship with Iwi needs to establish and evolve.  The applicant has demonstrated a 

commitment to engaging in a 14-stpe pal n recommended by Mr Rewi at Appendix 12.  Elements of 
road naming and cultural interpretation opportunities will be developed over time, and through 
engagement with Iwi.  This relationship needs to grow and evolve as the staged development 
progresses. 
 
 
Biodiversity & Indigenous Vegetation Restoration 

6.21 The NPS-IB, iwi plans, RPS, and QLDC Climate Plan all require net biodiversity gain. 
 
6.22 The reporting in Appendix 9 confirms that the habitats of high and significant ecological value are 

likely present within the project footprint.  Whilst there will be some unavoidable impact on these 
habitats, the overall biodiversity gains will be significant and beneficial. 
 
 
Community Benefit & Economic Resilience 

6.23 The PDP, Economic Development Strategy and Homes Strategy emphasise balanced growth, visitor-
resident integration, and resilience. 

 
6.24 This includes recognising the contribution that tourism makes to the local and regional economy and 

enabling ongoing support as those industries diversify.  The gondola project will build upon the 
existing tourist networks, creating new employment opportunities and generally broadening the 
economic base.  
 
 
Sustainability, Climate & Emissions Reduction 

6.25 The QLDC and ORC strategies emphasise a transition toward a low-emissions, climate-resilient future 
by promoting compact urban form, sustainable transport, and reductions in greenhouse gas 
emissions across key sectors. Both councils prioritise climate adaptation, natural hazard resilience, 
and the protection of environmental values, recognising that long-term sustainability requires 
integrated land-use planning, efficient infrastructure, and collaborative regional action. 
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6.26 The project aims to place an emphasis on achieving a sustainable, low-emission development that 
demonstrates climate resilience. 
 
 
Conclusion 

6.27 There is a national, regional and local policy framework that supports the provision of compact urban 
centres where infrastructure is developed efficiently and affordable meaningful and timely housing 
outcomes and cultural partnerships are achieved together with innovative low-carbon efficient 
transport networks, where landscape, recreational, cultural and ecological values can be enhanced.  
Restoring the Reserve – Powerhouse to Peak Cable Cars and Fernhill Heights Development achieves 
those outcomes.   

 
6.28  There remains a policy tension where of development occurs outside the UGB on land categorised 

as ONL.  However on balance, and taking into account the wide range of policy documents referenced 
in this assessment, it is concluded that Fernhill Heights remains an area that is suitable for growth 
and expansion of Queenstown residential community, presenting benefits for both resident and 
visitor communities. 

 
6.28 The gondola and funifor are electric systems that will enhance transport mobility between 

Queenstown, Fernhill and Bowen Peak, benefiting a wide audience of residents and visitors.  The 
recreation, tourism, cultural and ecological restoration benefit will outweigh any adverse effects.  

   


