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Project location  
   

 

Key messages  
1. This briefing seeks your decisions under section 21 of the Fast-track Approvals Act 2024 (the 

Act) on the application from Waiheke Mon E Limited (the applicant) to refer the Waiheke 
Onsen (the project) to the Fast-track approvals process. 

2. A copy of the application is in Appendix 2. This is the second briefing on this application. The 
first (Stage 1) briefing (26-BRF-00829) with your initial decisions annotated is in Appendix 3.  

3. The project is to develop and operate a hotel tourism facility, located at 32 Tiri Road, Oneroa, 
Waiheke Island. 

4. The project comprises: 

a. a hotel (approximately 180 rooms) 

b. Japanese inspired Ryokan villas (approximately 10 villas) 

c. a Japanese geothermal onsen, comprising communal hot pools (capacity up to 150 
guests), private day pools (16 approximately), private saunas (4 approximately), a 
café/restaurant, spa with treatment rooms and pool, and a yoga and meditation 
pavilion 

d. conference and wedding venue that can accommodate approximately 200 guests 

e. associated facilities including carparking, staff accommodation, reception, changing 
rooms and service kitchen. 

5. The project will require the proposed approvals: 

a. resource consents under the Resource Management Act 1991 

b. approval under the Wildlife Act 1953. 
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6. We recommend you accept the referral application as the project meets the criteria set out in 
section 22 and does not appear to involve an ineligible activity. 

7. We seek your decisions on this recommendation and on the proposed directions to the 
applicants, the expert panel, and notification of your decisions. 

Assessment against statutory framework 
 

8. The statutory framework for your decision-making is set out in Appendix 1. You must apply 
this framework when you are deciding whether to accept or decline the referral application 
and when deciding on any further requirements or directions associated with referral of the 
project. 

9. Before accepting the project, you must consider the application (in Appendix 2), the section 
18 Treaty settlements report (in Appendix 4) any comments from invited parties (in Appendix 
5), any further information requested from the applicant, the relevant local authorities, or the 
relevant administering agencies (in Appendix 6) and any document that requires your 
consideration under section 16, and comply with any procedural requirements under section 
16.  

10. Following that, you may accept the application if you are satisfied that it meets the criteria in 
section 22 of the Act and if there are no reasons meaning you must decline the application. 
We provide our advice on these matters below. 

Section 18 Treaty settlements and other obligations report  
11. The Section 18 report in Appendix 4 identifies twelve relevant Māori groups for this project 

area.  

12. The Treaty settlements relevant to this application are: Ngā Mana Whenua o Tāmaki 
Makaurau Collective Redress Act 2014, Ngāi Tai ki Tāmaki Claims Settlement Act 2018, Ngāti 
Tamaoho Claims Settlement Act 2018, Ngāti Pāoa Claims Settlement Act 2025, and Te 
Patukirikiri Iwi deed of settlement signed 7 October 2018. 

13. Ngāti Pāoa Iwi Trust provided feedback on the application, stating that Ngāti Pāoa objects to 
the Waiheke Onsen proposal due to the lack of consultation with Ngāti Pāoa, and the lack of 
supporting archaeological information detailing the impact on an area widely recognised as 
having historical connections and deposits dating back to the first inhabitants of New Zealand. 

14. The Minister for Māori Development and the Minister for Māori Crown Relations supported 
referral of the application and recommend that the expert panel considering the substantive 
application give due consideration to the consultation process under the relevant conservation 
agreements, and to the concerns raised by Ngāti Pāoa Iwi Trust. 

15. We do not consider there are any matters raised in this report which make it more appropriate 
for the proposed approvals to be authorised under another Act or Acts.  

Section 16 Effects of Treaty settlements and other obligations on decision-making 
16. Based on paragraph 15 above, there are documents and procedural requirements under 

section 16 that apply to your consideration of the application. 

17. Under section 16(2)(c) of the Act you must, where relevant, direct any panel considering a 
substantive application to comply with applicable requirements. Accordingly, should you 
decide to accept this referral application, we recommend you direct any panel to: 
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a. comply with the consultation process set out in the Ngā Mana Whenua o Tāmaki 
Makaurau conservation relationship agreement when engaging with Tūpuna Taonga o 
Tāmaki Makaurau Trust on the Wildlife Act 1953 approvals being sought (unless a 
modified arrangement can be agreed); and 

b. consider whether, and how, to apply the consultation process set out in the Ngā Mana 
Whenua o Tāmaki Makaurau conservation relationship agreement when engaging with 
the relevant iwi members of the Tāmaki Collective (i.e. Ngāi Tai ki Tāmaki, Ngāti 
Tamaoho, Ngāti Pāoa, and Te Patukirikiri). 

Written comments received 
18. Comments were received from Auckland Council, the Minister of Tourism and Hospitality, the 

Minister for Economic Growth and the Department of Conservation (DOC) and Ngāti Pāoa Iwi 
Trust (as noted in paragraph 13). The key points of relevance to your decisions are 
summarised in Table A. 

19. The key points from the comments are: 

a. Auckland Council considered that while there are potential economic benefits, the 
regional benefits have not been adequately demonstrated, noting the applicant’s 
Economic Impact Assessment focused on construction phase activity only and does 
not quantify operational impacts nor assess whether costs are proportionate. The 
council also identifies planning, infrastructure (including three waters servicing and 
traffic) and information gaps, including the proposal being outside the Rural Urban 
Boundary and likely non-complying, unresolved wastewater capacity, absence of 
ecological and key technical assessments, and inadequate mana whenua 
engagement. Auckland Council considers overall that the case for significant regional 
or any national benefit is not clearly made, and the case for referral has not been 
adequately demonstrated. 

b. the Minister of Tourism and Hospitality stated that the project supports tourism growth 
by providing necessary accommodation infrastructure, delivering employment, 
increasing visitor numbers and spend. While adding to existing infrastructure pressures 
and overtourism risks, the projects overall benefits are considered to outweigh 
localised impacts subject to appropriate conditions and management 

c. the Minister for Economic Growth noted that the quantified benefits are mainly in 
construction, with non-monetised benefits including tourism recovery, higher-value 
wellness tourism, increased visitor spend and length of stay, spillover demand, and 
ongoing employment, and considers the project likely to deliver significant regional 
benefits driven by capital investment and construction, with longer-term value from 
supporting tourism activity and visitor expenditure in Auckland 

d. DOC commented that the project may have significant adverse effects on any 
ecological values that are present, however with appropriate, enforceable conditions, 
best management practice, and ecological management plans, may achieve a project 
that does not have significant adverse effects on the environment. 

Further information provided by the applicant 
20. At the same time as inviting comments, you requested the applicant provide further 

information, under section 20 of the Act, to substantiate and quantify the economic benefits 
of the proposed ongoing operation, including the underlying metrics, assumptions, and 
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methodology used, as well as the anticipated scale, geographic extent, and duration of those 
benefits. 

21. In response, the applicant stated that the ongoing economic benefits of the project would 
include: 

a. supporting approximately 170–280 FTE jobs on an ongoing basis, noting that a high-
end luxury offering would typically generate higher staffing intensity than a conventional 
hotel  

b. providing enduring direct employment benefits to the Waiheke local labour market 

c. contributing to the wider Auckland regional tourism economy through increased 
demand for accommodation services, hospitality supply chains, wellness services, 
visitor experiences, maintenance contractors, and other supporting businesses 

d. noting that quantifying wider operational benefits at this stage is difficult, as it will 
depend on the final operator rating, operating model, and the extent and level of 
services and amenities 

22. You must consider all the information that was received within the specified timeframe. We 
have taken this information into account in our analysis and advice, and it is presented in 
Table A. 

Reasons to decline 
23. The statutory framework in Appendix 1 sets out the situations where you must decline the 

application for referral under section 21(3). 

24. The applicant has identified, on a precautionary basis, that earthworks in or near potential 
natural inland wetlands may be required at a later stage, which could trigger a prohibited 
activity under the National Environmental Standards for Freshwater (NES-F). While this is a 
potential reason for declining a referral application under section 21(5) of the Act, section 
21(7) clarifies that the presence of a prohibited activity does not, in itself, preclude referral. 

25. Comments from invited parties did not raise concerns about the ability to appropriately 
manage or mitigate effects on natural inland wetlands. While the activity is prohibited and may 
give rise to significant effects, the available information indicates these effects could be 
addressed through detailed design and assessment, during the expert panel process. On that 
basis, there is insufficient evidence at this stage to support declining the referral application 
under section 21(5)(c). 

26. You may also decline the application for any other reason under section 21(4). The Act gives 
some guidance on matters you could consider when deciding whether to decline an 
application and these are set out in Appendix 1. We have considered the matters above and 
this is discussed in Table A, and we do not consider you should decline the project for any of 
these reasons. 

Reasons to accept 
27. The statutory framework in Appendix 1 sets out the reasons you can accept a project for 

referral 

28. Our assessment of these matters is summarised in Table A. We consider the project meets 
the requirements of section 22, as it: 
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a. Is an infrastructure or development project because it is a project to develop and 
operate a tourism hotel and events facility 

b. It would have significant regional benefits because it will deliver significant economic 
benefits  

c. Referring the project to the fast-track approvals process would facilitate the project, 
including by enabling it to be processed in a more timely and cost-effective way than 
under normal processes because: 

i. the project involves a prohibited activity under the relevant regional plans, which 
would preclude it from progressing through the standard RMA processes without 
a private plan change, which could be costly and time-consuming – prohibited 
activities may be considered through the fast-track approvals process 

ii. appeals under the Act are only to the High Court and are limited to points of law    

iii. the Act precludes public and limited notification 

d. Is unlikely to materially affect the efficient operation of the fast-track approvals process, 
as the project is not novel in the New Zealand context and is consistent with the types 
of tourism and hotel developments that expert panel members are experienced in 
assessing under the RMA. 

29. If you agree, you must decline the referral application under section 21(3)(a) of the Act. 

Other matters   
30. We have identified one issue further to the matters identified above and our analysis of these 

is in Table A 

31. Three waters servicing for the Waiheke Onsen project remains unresolved, with the 
Owhanake Wastewater Treatment Plant at capacity and no confirmed servicing solution 
identified. This creates uncertainty regarding the timing, feasibility and integration of 
wastewater servicing, and raises questions about the ability of existing island infrastructure to 
accommodate the scale and intensity of the proposed development. 

32. Traffic and transport effects for the Waiheke Onsen project are not well developed at the 
referral stage. Auckland Council notes the absence of a detailed assessment of construction 
and operational traffic impacts, and no confirmed mitigation measures or capacity upgrades. 
The proposal does not rely on increased ferry capacity or service frequency, and construction 
transport arrangements are not specified, resulting in uncertainty as to how additional demand 
on the ferry network and local road infrastructure would be managed. This raises questions 
about the ability of existing transport infrastructure on Waiheke Island to accommodate the 
scale and intensity of the proposed development. 

33. We do not consider these matters to be a basis to decline the referral application but 
recommend you direct the applicant to provide further detailed assessments at the 
substantive stage to address the infrastructure concerns. 

Conclusions
 

34. We consider the project meets the section 22 criteria and you may accept the application 
under section 21 of the Act and refer the whole project to the fast-track approvals process 
with the specifications outlined below. 



 

7 

 

35. No comments from invited parties raised concerns about significant effects on natural inland 
wetlands that could not be appropriately managed or mitigated. 

36. Given the precautionary nature of the identified prohibited activity, and the potential for it to 
be avoided or addressed through detailed design and assessment, we do not consider it a 
sufficient basis to decline the referral application. 

37. We consider that if you decide to refer the project, you should specify under section 27 of the 
Act the following requirements that the applicant must submit with any substantive application 
for the project:  

a. a wastewater and water infrastructure assessment  

b. an integrated traffic assessment  

38. We consider the above information requirements are necessary to ensure an expert panel 
has sufficient, robust and integrated information on: 

a. wastewater and water servicing, to enable proper assessment of capacity, servicing 
feasibility, funding arrangements, and long-term ownership and maintenance 
responsibilities; and 

b. transport and traffic effects, including the scale of demand, network capacity, and any 
mitigation or infrastructure upgrades required. 

Next steps  
39. The Ministry for the Environment (the Ministry) must give notice of your decisions on the 

referral application, and the reasons for them, to the applicant(s) and anyone invited to 
comment under section 17 and publish the notice on the Fast-track website. 

40. In your notice of decisions you must direct a panel to comply with any requirements identified 
in section 16 as outlined in paragraph 17. 

41. If you decide to refer the project, the Ministry must also give notice of your decision to: 

a. the panel convener 

b. any additional iwi authorities or Treaty settlement entities that you consider have an 
interest in the matter other than those invited to comment under section 17 

c. the Environmental Protection Authority (EPA) 

d. the relevant administering agencies. 

42. You must also provide all of the information you received that relates to this application to the 
EPA and the panel convener, including: 

a. the referral application 

b. any comments received under section 17 

c. the report obtained under section 18. 

43. We will undertake this action on your behalf. 

44. We have attached a notice of decisions letter to the applicant based on our recommendations 
(refer Appendix 7) and we will provide it to all relevant parties. We will provide you with an 
amended letter if required.  

45. Our recommendations for your decisions follow.   
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Recommendations  
46. We recommend that you:  

a. Note section 21(3) of the Fast-track Approvals Act 2024 (the Act) requires you to 
decline the referral application from Waiheke Mon E Limited  (the applicant) if you are 
satisfied that the project involves an ineligible activity, or you consider that you do not 
have adequate information to inform the decision under this section or if you are not 
satisfied that the Waiheke Onsen project (the project) meets the referral criteria in 
section 22 of the Act 

Noted 

b. Agree that before deciding on the application for project referral under section 21(1) of 
the Act you have considered: 

i. the application in Appendix 2 

ii. the report obtained under section 18 in Appendix 4 

iii. any comments and further information sought under sections 17 and 20 and 
provided within the required timeframe if you have received any comments or 
further information after the required timeframe you are not required to consider 
them but may do so at your discretion)  

Yes / No 

c. Agree to exercise your discretion under section 17(7)(b) to consider the late comments 
received from the Minister for Tourism and Hospitality after the time frame specified 
under Section 17(6) of the Act in Appendix 6 

Yes / No 
 
d. Agree you are satisfied the project will meet the referral criteria in section 22 of the Act 

as: 

i. it is a development/infrastructure project that would have significant regional or 
national benefits because it is a project to develop and operate a hotel tourism 
facility that would have significant benefits because it: 

(1) will deliver significant regional economic benefits by: 

(a) a total direct capital expenditure (excluding land) of approximately $483.9 
million 

(b) direct employment during construction of approximately 793 Full Time 
Equivalent years (FTE-years) 

(c) total indirect or induced employment of approximately 884 FTE-years. 

(d) supporting approximately 170–280 ongoing FTE roles, providing local 
employment and contributing to wider tourism demand,  

(e) ongoing operational benefits are estimated (subject to final design) over a 
10-year period (in present value terms) at approximately: 

(i) $81 million in retained operational expenditure,  

(ii) $16 million in visitor expenditure, and  
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(iii) $12 million in indirect and induced activity, reflecting additional visitor 
demand, retained expenditure within Auckland, increased visitor 
spending, and associated flow-on effects through supply chains and 
employee spending. 

Yes / No 
e. Agree there is no reason the project must be declined under section 21(3) 

Yes / No 
f. Agree to accept the referral application under section 21(1) and refer all stages of the 

project to a panel under section 26(2) 

Yes / No 
g. Agree to specify Waiheke Mon E Limited as the person who is authorised to lodge a 

substantive application for the project 

Yes / No 

h. Agree pursuant to section 16(2)(c), to direct any panel considering a substantive 
application for the project to comply with the applicable requirements identified in the 
section 18 report to: 

i. comply with the consultation process set out in the Ngā Mana Whenua o Tāmaki 
Makaurau conservation relationship agreement when engaging with Tūpuna 
Taonga o Tāmaki Makaurau Trust on the Wildlife Act 1953 approvals being sought 
(unless a modified arrangement can be agreed); and 

ii. consider whether, and how, to apply the consultation process set out in the Ngā 
Mana Whenua o Tāmaki Makaurau conservation relationship agreement when 
engaging with the relevant iwi members of the Tāmaki Collective i.e. Ngāi Tai ki 
Tāmaki, Ngāti Tamaoho, Ngāti Pāoa, and Te Patukirikiri 

Yes / No 

i. Agree to specify under section 27(3)(b) of the Act: 
i. The deadline for lodging the application is two years from the date of issue on the 

notice of decision. 

ii. The following information that the applicant must submit with the substantive 
application:  

(1) an assessment of the relevant infrastructure for wastewater and water services 
that: 

(a) identifies the existing condition and capacity of that infrastructure; and 

(b) identifies any upgrades to that infrastructure that are required in 
connection with the subdivision and development stages: and 

(c) identifies any funding required to carry out those upgrades (including who 
will provide that funding); and 

(d) contains information on any discussions held, and any agreements made, 
between the authorised person and the relevant infrastructure provider 
about the relevant infrastructure 

(2) an integrated transport assessment that: 



 

10 

 

(a) assesses construction and operational effects (including events) on the 
Waiheke transport network, including key corridors between Matiatia and 
Oneroa; and 

(b) includes modelling of traffic flows, key intersections, peak visitor 
movements, and ferry-related patterns; and 

(c) identifies any required infrastructure upgrades or interventions; and  

(d) identifies associated funding requirements, including funding 
responsibility; and 

(e) outlines engagement with, and any agreements between, the applicant 
and relevant infrastructure providers regarding integrated transport. 

Yes / No 

j. Agree that the Ministry for the Environment will provide your notice of decisions to: 

i. Anyone invited to comment on the application including local authorities and 
relevant Māori groups 

ii. the panel convener 

iii. The Environmental Protection Authority (EPA) 

iv. The Department of Conservation as a relevant administering agency. 

Yes / No 

k. Approve the draft notice of decisions letter to the applicant (attached in Appendix 7) 

Yes / No 
l. Note that should you decide to accept the referral application, our recommendations 

for appropriate directions to a panel (relating to consultation) and the applicant (relating 
to information to be supplied with the substantive application) are included in Table A 

Signatures  

 
Stephanie Frame 
Manager – Fast-track Operations 
 
 
 
 
Hon Chris Bishop 
Minister for Infrastructure 
 

Date: 
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Appendix 1: Statutory framework summary 
 

47. 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. 

48. 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. 

49. 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. 

50. 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. 

51. 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. 

52. If you do not decline a referral application at the initial stage you must copy the application 
to, and invite written comments from: 

a. the relevant local authorities, 

b. the Minister for the Environment and relevant portfolio Ministers 

c. the relevant administering agencies 

d. the Māori groups identified by the responsible agency 

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

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

53. 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). 

54. 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. 

 

 




