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Memorandum on Completeness and Scope 

File FTAA-2607-1264 

Application Simplicity Living - Te Pūtahi Ladies Mile 

To Team Leader LOA 

From  

Date 15 September 2026 

Subject Assessment whether the application complies with section 46(2) of the Fast-track 
Approvals Act 2024 

Purpose 
1. The purpose of this memo is to assist you in making your decision on whether the Simplicity Living - 

Te Pūtahi Ladies Mile application, lodged by Simplicity Living Limited (the Applicant), received by the 
Fast-track Team on 7 August 2026 complies with the requirements of section 46(2) of the Fast-track 
Approvals Act 2024 (the Act). 

Decision-maker 
2. You have delegated authority to make the decision under section 46 of the Act under the instrument 

of delegation dated 31 March 2026. 

Conflict of interest 
3. I confirm that I do not have any conflict of interest in this matter that would prevent me making this 

assessment. 

The application 
4. For projects listed in Schedule 2 of the Act and referred projects, authorised persons may lodge a 

substantive application for approvals available under the Act.  
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5. The Application was referred by the Minister for inclusion in the Fast-track consenting process under 
section 28 of the Act. The Minister accepted the referral application on 3 June 2026 and notified the 
EPA of the decision on the referral application on 3 June 2026. 

6. The Application was lodged on 7 August 2026. The EPA must, in consultation with the relevant 
administering agencies and relevant consent authorities, decide whether this substantive 
application complies with section 46 of the Act within 15 working days of the lodgement of the 
application (but may be longer where the EPA has requested further information from the applicant 
under section 46(2B)). This application was subject to a further information request therefore the 
date by which the EPA must make a decision under 46 is 4 September 2026. 

7. As set out in more detail below, the EPA must decide whether the application is complete and either: 

• Notify the Panel Convener they can set up an expert consenting panel to make a decision on the 
application (if complete and within scope); or  

• return it to the person who lodged it (if incomplete and/or not within scope). 

Project and Scope 
8. The referred project is to: 

“Construct and establish a residential development under a build-to-rent model along Ladies Mile 
in Queenstown, on approximately 10 hectares of land.  

The project area is located at and adjoining 12 Lower Shotover Road, Queenstown [Lot 3 DP 
606744, Lot 2 DP 617529 and Section 9 SO 485598], within the Otago Region, and includes adjacent 
or nearby land and road reserves required to enable associated transport and three waters 
infrastructure works.  

The project involves:  

i. approximately 1,100 residential units, across a mix of three storey walk-up apartments and 
five to seven storey apartment buildings 

ii. community facilities, including community rooms, indoor recreation and family spaces, open 
spaces and parks, and onsite car parking (including in buildings) 

iii. local commercial and retail activities 

iv. the provision of new internal roads within the site and upgrades to the external roading 
network 

v. the construction of a signalised intersection and bus lane on State Highway 6. 

vi. the provision of new, and upgrades to existing, three waters infrastructure, including 
stormwater management, water supply, and wastewater services, both internal and external 
to the site  

vii.  fee simple subdivision to create development lots, roads, and a park to vest in Queenstown 
Lakes District Council  

viii. unit title subdivision of the walk up and apartment buildings  
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ix. bulk earthworks to facilitate the development internally and externally to the site.” 

9. Additionally, the referred project description provides that: 

10. “The Project will also include commercial and retail activities within a local shopping centre, associated 
enabling works, and necessary infrastructure (including roading and three waters services both 
internal and external to the Site).” (p. 7), and “Existing Council-vested water supply infrastructure is 
located along Old School Road. A new QLDC-owned water pipe is proposed to run parallel to the 
existing pipeline; however, its current alignment is proposed to traverse Crown land.” (p. 31). 

11. As described in section 3.3 (page 16 – 17) of the Substantive Application document, the application is 
for the following project:  

The Applicant seeks approvals under the FTAA to establish a comprehensive residential 
neighbourhood which will operate as long-term rental accommodation, at and adjacent to 12 
Lower Shotover Road in Queenstown [Lot 3 DP 606744, Lot 2 DP 617529 and Section 9 SO 485598]. 
The key components of the Project are summarised as follows, with further detail provided in 
Section 0 of this report:  

i. 1,085 residential units in a mix of three-level walk-up apartments and five to eight-level 
apartment blocks  

ii. Four resident community buildings and a communal space on the top level of building 30, 
including work-from-home spaces, indoor recreation and family spaces  

iii. Various pergola and BBQ spaces  

iv. Two car parking buildings, providing 600 carparks including 6 electric vehicle (EV) charging 
stations, in addition to 505 on-street carparks  

v. Resident and visitor cycle parking  

vi. A leasing office and café   

vii. A commercial / retail lot for a local shopping centre  

viii. A local park with the possibility of being publicly and available 

ix. Internal roading, pedestrian and cycle connections, and landscaping  

x. New and upgraded transport and three waters infrastructure  

xi. Fee simple subdivision to create development lots, park, and roads to vest.   

12. Additionally, pages 14, 19 and 22 of the Substantive Application document provide: 

"The approvals sought comprise district and regional consents for the proposed residential 
development, subdivision, transport and three waters infrastructure, and associated external 
infrastructure earthworks. The application also seeks a concession for a public water supply 
pipeline within Department of Conservation (DOC) administered marginal strip land, and a Wildlife 
Approval relating to the management of indigenous lizards." (p. 14) 

"The Project will deliver a comprehensive build-to-rent residential neighbourhood within the TPLM 
[Te Pūtahi Ladies Mile] urban growth area, comprising 1,085 long-term rental homes, a local 
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shopping centre lot, resident community facilities, open space, internal transport connections, 
subdivision, earthworks, and associated three waters and transport infrastructure." (p. 19). 

"...together with additional areas of legal road, and Crown land (marginal strip) required for the 
associated transport and three waters infrastructure upgrade works." (p. 22). 

13. The application relates solely to the referred project.  

14. Section 5.8 of the Substantive Application document (pages 60-61) confirms the application includes 
the construction of a signalised intersection and bus lane on State Highway 6, in line with the 
referred project description. 

15. Both project descriptions are for works at and adjacent to 12 Lower Shotover Road in Queenstown, 
and include a residential rental neighbourhood/build-to-rent development, approximately 1,100 
residential units, a mix of 3-storey walk-up apartments and larger apartment buildings, community 
facilities and recreation spaces, commercial/retail activities, internal roads, upgrades to the external 
roading network and transport infrastructure/connections, onsite car parking, subdivision, 
earthworks, new and upgraded three waters infrastructure, a park/open space, and fee simple 
subdivision to create development lots, roads and a park to vest.  

16. The difference between 1,100 and 1,085 residential units is 15 units, a variance of 1.4% which is 
immaterial. The biggest difference is between the five to seven storey apartment buildings in the 
referred project description and the five to eight-level apartment blocks described in the Substantive 
Application document were subject to a request for further information (Appendix 3).  

17. Per their response to the request for further information (RFI) in Appendix 3, the applicant provided 
that “one apartment building (Building 30, shown in Appendix C – Architectural Drawings) includes 
an eighth storey. The residential component of this building remains seven storeys, which is fully 
consistent with the referral order description and the 1,085 units proposed in the substantive 
application is within the referred scope of approximately 1,100 residential units”. 

18. Overall, the applicant considers that the proposal maintains the same development footprint, urban 
form, and overall built character. The final height of Building 30 does not generate new or materially 
different effects beyond those already identified in the referral Assessment of Environmental 
Effects (AEE). Therefore, this has been assessed as within scope of the referred project description. 

Fast-track consenting application process 
Legislative context 

19. The EPA must decide, in consultation with relevant administering agencies and consent authorities, 
whether the substantive application complies with section 46(2) of the Act. A substantive application 
complies with section 46(2) of the Act, if the application: 

• complies with sections 42, 43 and 44;  
• relates solely to a listed project or a referred project; 
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• the EPA considers that, on the face of the application, the project does not appear to involve an 
ineligible activity; and 

• any fee, charge, or levy payable under the Fast-track Approvals (Cost Recovery) Regulations 2025 
(the Regulations) in respect of the application is paid. 

20. The EPA may request further information from the applicant under section 46(2A) for the purposes of 
determining whether the application is complete and within scope.  

Section 42 Requirements 

21. Section 42 of the Act states that an authorised person may lodge a substantive application for the 
project, 1 substantive applications for each stage of a project if the Minister has determined that the 
project may proceed in stages (either under s 21(1)(a) or s 37A). Section 42(4) lists the approvals that 
may be sought under the Act.  

22. This application has been lodged by Simplicity Living Limited. This person is the authorised person 
under the Act as specified in the Notice of Decision for the Referral Application.  

23. The approvals being sought are: 

24. approvals described in section 42(4)(a) and (c) (resource consent and certificate of compliance); 

25. A resource consent, change to or cancellation of a resource consent: checklist A;  
26. including subdivision: checklist A1; 

27. A certificate of compliance: checklist B; 

28. an approval described in section 42(4)(e) (concession), checklist D1; 

29. an approval described in section 42(4)(h) (wildlife approval), checklist E; 

30. All of the above listed approvals are of the type set out in section 42(4) of the Act. 

31. For each of the approvals sought, the applicant is eligible to apply for any corresponding approval 
under a specified Act.   

Section 43 Requirements 

32. Section 43 of the Act sets out the requirements for a substantive application.  The substantive 
application was lodged in the form and manner approved by the EPA. Assessment of section 43 
requirements is included at Appendix 1. 

Section 44 Requirements 

33. Section 44 of the Act requires that the information provided by the applicant under section 43 must 
be specified in sufficient detail to satisfy the purpose for which it is required. Assessment of section 
44 sufficiency is included at Appendix 1. 
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34. In assessing the sufficiency of information provided by the applicant, we rely on the information 
provided to us through consultation with each relevant administering agency and consent authority, 
as summarised in Appendix 2.  

35. As set out in more detail in Appendix 2, the agencies consulted have advised that the information 
required by section 44 is not provided in sufficient detail to satisfy the purpose for which it is 
required. 

Ineligibility 

36. The EPA needs to decide whether it considers that, on the face of the application, the project does 
not appear to involve an ineligible activity, as defined in section 5 of the Act. As the EPA must 
consider this on the face of the application, the EPA is only able to consider information contained in 
the application materials. 

37. The list of ineligible projects includes activities: 

• on land returned under a Treaty settlement, on identified Māori Land, on Māori customary land, 
on land set apart as Māori reservation, or in a customary marine title or protected customary 
rights area without written permission from the rights holder; 

• on Māori customary land, or land set apart as Māori reservation under Part 17 of Te Ture Whenua 
Māori Act 1993; 

• in a customary marine or protected customary rights area without written agreement from the 
rights holder/group; 

• within an aquaculture settlement area without the required authorisation; 

• activities that would be prevented under section 165J, 165M, 165Q, 165ZC, or 165ZDB of the RMA 
(which deal with occupation of space in the common marine and coastal area); or 

• that require permissions on national reserves (or reserves vest in another person) held under the 
Reserves Act 1977; or 

• on land listed under clauses 1 to 11 or 14 of Schedule 4 of the Crown Minerals Act 1991 (and 
clauses 12 and 13 for mining activities). 

• That are prohibited under the Exclusive Economic Zone and Continental Shelf (Environmental 
Effects) Act 2012, or section 15B or 15C the Resource Management Act 1991. 

• That relate to decommissioning under the Exclusive Economic Zone and Continental Shelf 
(Environmental Effects) Act 2012 

• That are undertaken for the purposes of an offshore renewable energy project. 

38. I consider that, on the face of the application, the project does not appear to involve an ineligible 
activity. 
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Fees and levies 

39. The EPA has received all fees, charges and levies payable by the applicant under the Regulations for 
the substantive application as follows: 

• Application fee in the sum of $250,000 plus GST; and 

• Levy in the sum of $140,000 plus GST. 

Consultation 

40. I have consulted with and considered consultation responses from the following relevant 
administering agencies and relevant consent authorities: 

• Queenstown Lakes District Council (QLDC) and Otago Regional Council (ORC) for:  

• an approval described in section 42(4)(a) (resource consent)  

• an approval described in section 42(4)(c) (certificate of compliance) 

• The Department of Conservation for: 

• an approval described in section 42(4)(e) (concession)  

• an approval described in section 42(4)(h) (Wildlife Act wildlife approval)  

41. A summary of the consultation is included as Appendix 2. 

Requests for further information  

42. I requested further information from the applicant under section 46(2A) on 24 August in relation to 
the height of apartment buildings, wildlife approvals, and the GPS location of a concession area.  

43. The applicant responded with the information on 1 September within the 20- working timeframe 
afforded by section 46(2B). A full copy of the request and response can be found in Appendix 3. 

Assessment of compliance for each section of each application form 

44. I have assessed the application materials against the relevant checklists in the prescribed 
application form. Each assessment is contained within the appropriate approval checklist. These are 
included in Appendix 1 for ease of reference. 

45. My view is that the application complies with section 46 and the EPA may now notify the applicant of 
its decision. 
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5(1)(c) Confirmation that the consent application complies with 
section 46(2)(a), (b), and (d); being: 

• section 42; and 
• sections 43 and 44; and  
• relates solely to a listed project or a referred project; 

and 
• any fee, charge, or levy payable under regulations in 

respect of the application is paid. 

FTAA-2607-1264 
(Substantive 
Application, Section 
6, Page 75, Section 7, 
Page 79) 

Addressed, in section 7.1 of the Substantive 
Application (Page 79). 

5(1)(d) 
and 5(6) 

The full name and address of— 

(i) each owner of the site and of land adjacent to 
the site; and 

(ii) each occupier of the site and of land adjacent to 
the site whom the applicant is able to identify 
after reasonable inquiry; 

If the applicant is not able to supply the name and 
address of the owner and each occupier of the site and 
of land adjacent to the site because the land is Māori 
land in multiple ownership, the applicant must include a 
statement to that effect (clause 5(6)). 

FTAA-2607-1264 
(Substantive 
Application, Section 
4.1.1, Page 24, 
Section 4.1.3, Page 
27) Appendix T - 
Adjacent Owners 
and Occupiers 

Addressed, as stated by the applicant. 

 

5(1)(e) A description of any other activities that are part of the 
proposal to which the consent application relates 

FTAA-2607-1264 
(Substantive 

Addressed, as stated by the applicant. 
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Application, Section 
7.2, Page 79) 

“There are no other activities that are part of 
the Project to which the Application relates.” 

5(1)(f) A description of any other resource consents, notices of 
requirement for designations, or alterations to 
designations required for the project to which the 
consent application relates 

FTAA-2607-1264 
(Substantive 
Application, Section 
7.3, Page 79) 

Addressed, as stated by the applicant (pages 
79-80).  

5(1)(g) An assessment of the activity against sections 5, 6 and 7 
of the Resource Management Act 1991 

FTAA-2607-1264 
(Substantive 
Application, Section 
13.6.1, Page 166) 

Addressed, as stated by the applicant. 

More fulsome content for sections 5 and 6 at 
this section. Addressed at a high-level for 
section 7 with relevant ‘other matters’ being 
discussed elsewhere throughout the 
Substantive Application document.  

 

5(1)(h) 
(and also 
clauses 
5(2) and 
5(3)) 

An assessment of the activity against any relevant 
provisions in any of the following documents: 

• a national environmental standard: 
• other regulations made under the Resource 

Management Act 1991: 
• a national policy statement: 
• a New Zealand coastal policy statement: 

FTAA-2607-1264 
(Substantive 
Application, Section 
7.4, Page 80) 
Appendix Z - Rule 
Compliance 
Assessment;  
Appendix AA - 

Addressed, as described by the applicant 
(pages 80-93). The following documents 
have been assessed: 

• The National Environmental Standard 
for Assessing and Managing 
Contaminants in Soil to Protect Human 
Health 2011  
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• a regional policy statement or proposed regional 
policy statement: 

• a plan or proposed plan: 
• a planning document recognised by a relevant iwi 

authority and lodged with a local authority. 

This assessment must include an assessment of the 
activity against the requirements set out in clause 5(3) of 
Schedule 5 being: 

• any relevant objectives, policies or rules in the 
documents listed; and 

• any requirement, condition, or permission in any 
rules in any of those documents; and 

• any other requirements in any of those documents. 

Objectives and 
Policies Assessment 

• Water Conservation (Kawarau) Order 
1997 National Policy Statements 
(Schedule 5, clause 5(2)(c)) 

• The National Policy Statement for 
Indigenous Biodiversity 2023   

• The National Policy Statement on Urban 
Development  

• The National Policy Statement for 
Freshwater Management 2020  

• National Policy Statement for Natural 
Hazards 2025  

• National Policy Statement for 
Infrastructure 2025   

• National Policy Statement for 
Renewable Electricity Generation 2011  

• Otago Regional Policy Statement 2021  
• Otago Regional Plan: Water for Otago 
• Queenstown Lakes Proposed District 

Plan 
• Te Tangi a Tauira – The Cry of the 

People: Ngāi Tahu ki Murihiku Natural 
Resource and Environmental Iwi 
Management Plan 2008 
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• Kai Tahu ki Otago Natural Resource 
Management Plan 2005 

Section 7.4.4 states “The NZCPS is not 
considered applicable to the Project as the 
Site is not located within or adjacent to the 
coastal environment.” 

5(1)(i) Information about any Treaty settlements that apply in 
the area covered by the consent application, including— 

(i) identification of the relevant provisions in those 
Treaty settlements; and 

(ii) a summary of any redress provided by those 
settlements that affects natural and physical 
resources relevant to the project or project area 

FTAA-2607-1264 
(Substantive 
Application, Section 
4.3, Page 29) 

Addressed, as stated by the applicant. 

5(1)(j) A list of any relevant customary marine title groups, 
protected customary rights groups, ngā hapū o Ngāti 
Porou (where an application is within, adjacent to or 
directly affecting ngā rohe moana o ngā hapū o Ngāti 
Porou), or applicants under the Marine and Coastal Area 
(Takutai Moana) Act 2011; 

FTAA-2607-1264 
(Substantive 
Application, Section 
4.3, Page 29, Section 
7.0, Page 79) 

Addressed, as stated by the applicant. 

5(1)(k) Any conditions that the applicant proposes for the 
resource consent. 

FTAA-2607-1264 
(Substantive 

Addressed, as stated by the applicant. 
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Application, Section 
11, Page 154) 
Appendix Y - 
Proposed Conditions 
of Consent 

5(1)(l) if a notice under section 30(3)(b) or (5) has been 
received,— 

(i) a copy of that notice showing that it was 
received within the time frame specified in 
section 30(6)(b); and 

(ii) if a notice has been received under section 30(5), 
any more up-to-date information that the 
applicant is aware of about the existing resource 
consent referred to in the notice. 

FTAA-2607-1264 
(Substantive 
Application, Section 
13.4.2, Page 163) 
Appendix CC - s30 
letter and ORC 
response 

Addressed, as stated by the applicant. 

5(4)(a) An assessment of the activity’s effects on the 
environment that includes the information required by 
clause 6. 

FTAA-2607-1264 
(Substantive 
Application, Section 
8, Page 94) 

Addressed, partially as stated by the 
applicant. 

Alternative discharge options (6(1)(c)(ii)) 
addressed at page 13.6.2, p. 169 of the 
Substantive Application. 

Section 13.6.1.2 (p. 167 of the Substantive 
Application) records engagement with iwi 
partners, identifies matters raised through 
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consultation, and explains how feedback 
informed project design, including 
stormwater management, earthworks 
planning, landscape integration, Te Mana o 
te Wai considerations, landform 
modification, and construction protocols. 
The Consultation Report (Appendix U) 
provides further detail relevant for 6(1)(e).  

5(4)(b) An assessment of the activity’s effects on the 
environment that covers the matters specified in clause 
7. 

FTAA-2607-1264 
(Substantive 
Application, Section 
8, Page 94) 

Addressed, as stated by the applicant. 

Section 8 addresses social, economic, 
cultural, landscape, visual, ecological, 
contaminant discharge, noise and natural 
hazard effects.  

6 (1) The assessment of an activity's effects on the 
environment must include the following 
information: 

(a) an assessment of the actual or potential effects 
on the environment: 

(b) if the activity includes the use of hazardous 
installations, an assessment of any risks to the 

FTAA-2607-1264 
(Substantive 
Application, Section 
8, Page 94) 

Addressed, as stated by the applicant. 
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environment that are likely to arise from such 
use: 

(c) if the activity includes the discharge of any 
contaminant, a description of— 

(i) the nature of the discharge and the 
sensitivity of the receiving environment to 
adverse effects; and 

(ii) any possible alternative methods of 
discharge, including discharge into any 
other receiving environment: 

(d) a description of the mitigation measures 
(including safeguards and contingency plans 
where relevant) to be undertaken to help 
prevent or reduce the actual or potential effect 
of the activity: 

(e) identification of persons who may be affected by 
the activity and any response to the views of any 
persons consulted, including the views of iwi or 
hapū that have been consulted in relation to the 
proposal: 

(f) if iwi or hapū elect not to respond when 
consulted on the proposal, any reasons that they 
have specified for that decision: 
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(g) if the scale and significance of the activity’s 
effects are such that monitoring is required, a 
description of how the effects will be monitored 
and by whom, if the activity is approved: 

(h) an assessment of any effects of the activity on 
the exercise of a protected customary right. 

7 The assessment of an activity’s effects on the 
environment must cover the following matters: 

(a) any effect on the people in the neighbourhood and, 
if relevant, the wider community, including any 
social, economic, or cultural effects: 

(b) any physical effect on the locality, including 
landscape and visual effects: 

(c) any effect on ecosystems, including effects on plants 
or animals and physical disturbance of habitats in 
the vicinity: 

(d) any effect on natural and physical resources that 
have aesthetic, recreational, scientific, historical, 
spiritual, or cultural value, or other special value, for 
present or future generations: 

FTAA-2607-1264 
(Substantive 
Application, Section 
8, Page 94) 

Addressed, as stated by the applicant. 
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(e) any discharge of contaminants into the environment 
and options for the treatment and disposal of 
contaminants: 

(f) any unreasonable emission of noise: 

(g) any risk to the neighbourhood, the wider 
community, or the environment through natural 
hazards or hazardous installations. 

5(5)(a) If a permitted activity is part of the proposal to which 
the consent application relates, a description that 
demonstrates that the activity complies with the 
requirements, conditions, and permissions for the 
permitted activity (so that a resource consent is not 
required for that activity under section 87A(1) of the 
Resource Management Act 1991) 

FTAA-2607-1264 
(Substantive 
Application, Section 
6.4, Page 77) 
Appendix Z - Rule 
Compliance 
Assessment 

Addressed, as stated by the applicant.  

5(5)(b) If the activity is to occur in an area that is within the 
scope of a planning document prepared by a customary 
marine title group under section 85 of the Marine and 
Coastal Area (Takutai Moana) Act 2011 or the 
environmental covenant prepared by ngā hapū o Ngāti 
Porou under section 19 of the Ngā Rohe Moana o Ngā 
Hapū o Ngāti Porou Act 2019, an assessment of the 
activity against any resource management matters set 
out in that document 

FTAA-2607-1264 
(Substantive 
Application, Section 
4.3, Page 29 and 
Section 7.0, Page 79) 

Addressed, as stated by the applicant. 
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Plan Reference: 
Subdivision Plan 
– Drawing 
number 4163-0-
100 Revision A, 
prepared by 
McKenzie & Co, 
dated 14/07/26 

8(1)(b) The areas of all new allotments, unless the subdivision 
involves a cross lease or company lease or unit plan 

FTAA-2607-1264 
Appendix A – 
MCCL 
Engineering 
Plans within 
Appendix L - Civil 
Engineering 
Infrastructure 
Report 
Plan Reference: 
Subdivision Plan 
– Drawing 
number 4163-0-
100 Revision A, 
prepared by 
McKenzie & Co, 
dated 14/07/26 

Addressed as stated by the Applicant. 
Document referenced: “Appendix L - 
Appendix A - MCCL Engineering 
Plans_Part1” 
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8(1)(c) The locations and areas of new reserves to be created, 
including any esplanade reserves and esplanade strips 

FTAA-2607-1264 
Appendix A – 
MCCL 
Engineering 
Plans within 
Appendix L - Civil 
Engineering 
Infrastructure 
Report 
Plan Reference: 
Subdivision Plan 
– Drawing 
number 4163-0-
100 Revision A, 
prepared by 
McKenzie & Co, 
dated 14/07/26     

Addressed as stated by the Applicant. 
Document referenced: “Appendix L - 
Appendix A - MCCL Engineering 
Plans_Part1” 

8(1)(d) The locations and areas of existing esplanade reserves, 
esplanade strips, and access strips 

NA Not Applicable as stated by the 
applicant. 

8(1)(e) The locations and areas of any part of the bed of a river or lake 
to be vested in a territorial authority under section 237A of the 
Resource Management Act 1991 

NA Not Applicable as stated by the 
applicant. 



 
 
 
 
 

 

21 

 

 

8(1)(f) The locations and areas of any land within the coastal marine 
area that is to become part of the common marine and 
coastal area under section 237A of the Resource 
Management Act 1991 

NA Not Applicable as stated by the 
applicant. 

8(1)(g) The locations and areas of land to be set aside as new roads FTAA-2607-1264 
Appendix A – 
MCCL 
Engineering 
Plans within 
Appendix L - Civil 
Engineering 
Infrastructure 
Report 
Plan Reference: 
Subdivision Plan 
– Drawing 
number 4163-0-
100 Revision A, 
prepared by 
McKenzie & Co, 
dated 14/07/26 

Addressed as stated by the Applicant. 
Document referenced: “Appendix L - 
Appendix A - MCCL Engineering 
Plans_Part1” 

If this application is for a reclamation consent, please include the information to show the area to be reclaimed set out in 
clause 8(2) below. If no reclamation consent is sought, please enter n/a. 
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• section 42; and 
• sections 43 and 44;  
• relates solely to a listed project or a referred project; 
• any fee, charge, or levy payable under regulations in respect 

of the application is paid. 

Application, 
Section 7, Page 
79) 

11(1)(c) a description of any other resource consents, notices of 
requirement for designations, or alterations to designations 
required for the project to which the application for the 
certificate of compliance relates 

FTAA-2607-1264 
(Substantive 
Application, 
Section 7.3, Page 
79) 

Addressed, as stated by the applicant 
(pages 79-80 refer) 

11(1)(d) an explanation of how the activity meets the relevant provisions 
of the district or regional plan, and any relevant national 
environmental standard. 

FTAA-2607-1264 
(Substantive 
Application, 
Section 6.5, Page 
77, Section 7.4, 
Page 80) 
Appendix Z - Rule 
Compliance 
Assessment; 
Appendix AA - 
Objectives and 
Policies 
Assessment 

Addressed, as stated by the applicant.  
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management arrangements, and, if applicable, the name, of the 
places) 

Application, Section 
9.2, Page 136) 

Request for further information 
(RFI) (see Appendix 3). 

3(1)(c) Information about whether the project could reasonably be 
undertaken in another location, or in another conservation area 
or another part of the conservation area, where the potential 
adverse effects would be significantly less 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.3, Page 137) 

Addressed, as stated by the 
applicant. 

3(1)(d) In the case of an application for: 

• a concession that would otherwise be applied for under the 
Conservation Act 1987, section 14AA of the Wildlife Act 1953, 
or section 49 of the National Parks Act 1980; or  

• a concession as defined in section 2(1) of the Reserves Act 
1977 that would otherwise be applied for under section 59A 
of that Act; 

information about the extent to which the project is consistent 
with:  

(i) the relevant conservation management strategy and 
conservation management plan;  

(ii) any conservation management strategies or 
conservation management plans that have been co-
authored, authored, or approved by a Treaty settlement 
entity. 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.4, Page 137) 

Addressed, as stated by the 
applicant. 
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3(1)(e) In the case of an application for a lease, licence, permit, or 
easement in respect of a reserve other than a Crown-
administered reserve, information about the extent to which 
the project is consistent with any management plan approved 
under section 41 of the Reserves Act 1977  

FTAA-2607-1264 
(Substantive 
Application, Section 
9.5, Page 138) 

Addressed. Noted as not relevant at 
this section of the Substantive 
Application. 

Section 9.5 (page 138) notes that 
“Clause 3(1)(e) is not relevant”. 

3(1)(f) Information about the extent to which the project is in keeping 
with the purposes for which the land is held, status, ownership 
and administration  

FTAA-2607-1264 
(Substantive 
Application, Section 
9.5, Page 138) 

Addressed, as stated by the 
applicant. 

3(1)(g)(i) A description of the potential effects (positive and negative) of 
the proposed activity 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.6, Page 139) 

Addressed, as stated by the 
applicant. 

(Pages 139-141) 

3(1)(g)(ii) A description of any actions that the applicant proposes to take 
to avoid remedy, mitigate, offset or compensate for any adverse 
effects of the proposed activity 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.6, Page 139) 

Addressed, as stated by the 
applicant, particularly on pages 
140–141. 

3(1)(g)(iii) A description of details of the type of concession for which the 
applicant is applying 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.6, Page 139) 

Addressed, as stated by the 
applicant, particularly on page 141.  

“The Applicant seeks an easement 
concession” 
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3(1)(h) A statement of the proposed duration of the concession and the 
reasons for the proposed duration  

FTAA-2607-1264 
(Substantive 
Application, Section 
9.7, Page 141) 

Addressed, as stated by the 
applicant. 

3(1)(i) Relevant information relating to the applicant, including any 
information relevant to their ability to carry out the proposed 
activity (including whether the applicant or any company 
director, trustee, partner, or anyone else involved with the 
application has been convicted of any offence or has any 
current criminal charges pending before a court)  

FTAA-2607-1264 
(Substantive 
Application, Section 
9.8, Page 142) 

Addressed, as stated by the 
applicant. 

Also, Appendix B: Capability 
Statement.  

3(1)(j) If applying for a lease, a licence granting an interest in land, or 
an easement,  

(i) reasons for the request; and  

(ii) sufficient information to satisfy the panel that, in terms 
of clause 7 (criteria for assessment of application for 
concession), it is appropriate under section 81(decisions 
on approvals sought in substantive application) to grant 
the lease, licence, or easement (as the case may be)  

FTAA-2607-1264 
(Substantive 
Application, Section 
9.9, Page 142)   

Addressed, as stated by the 
applicant. 

3(1)(k) Full details of any consultation undertaken with relevant iwi 
and with reserve owners and managers 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.10, Page 143) 

Addressed, as stated by the 
applicant. Also refer to Appendix U.  
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3(1)(l) Information about financial and legal liabilities and obligations 
associated with the land   

FTAA-2607-1264 
(Substantive 
Application, Section 
9.11, Page 143) 

Addressed, as stated by the 
applicant. 

The Applicant acknowledges that 
the concession holder (ie. QLDC) 
will be responsible for meeting any 
financial obligations. 

 

3(1)(m) In the case of an application for a lease, licence, permit, or 
easement in respect of a reserve other than a Crown-
administered reserve, where the reserve is owned or managed 
by a local authority, confirmation that the local authority has 
provided written agreement for the activity to be undertaken on 
the reserve 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.12, Page 143) 

Addressed, as stated by the 
applicant. The applicant notes here 
that “This clause is not applicable to 
the Project.” 

3(1)(n) Confirmation that the applicant has written agreement from the 
holder of a right of first refusal or right of offer or return to waive 
that right for the purposes of any lease proposed in the 
application if— 

(i) the proposed lease would be for a term (including any 
renewals) that will or is likely to be more than 50 years; 
and 

(ii) the granting of the lease would trigger the right of first 
refusal or right of offer or return. 

FTAA-2607-1264 
(Substantive 
Application, Section 
9.13, Page 143) 

Addressed, as stated by the 
applicant. The applicant notes here 
“We do not understand SLL to be 
seeking a concession which would 
trigger a right of offer or return”. 
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within the project area, primarily McCann’s 
skink, are common (classified as Not 
Threatened) and typically occupy modified or 
disturbed environments. The Lizard Habitat 
Assessment also identified the possibility of 
Southern grass skink which is classified as At 
Risk – Declining as being present. The 
development footprint itself is not high-value 
lizard habitat; it comprises previously farmed 
land and a small area of hedging within the 
water supply pipeline (concession area). 
Wildlands consider this to be overall low-
quality habitat lacking significant refugia, 
dense grassland, and is highly fragmented. 
Given this context, the potential adverse 
effects are confined to temporary disturbance 
during vegetation clearance and earthworks, 
the possibility of accidental injury during 
construction, and the loss of low-value 
habitat. These effects occur at the site scale 
only and do not extend to population-level 
impacts. There is no risk of local extinction or 
loss of regionally significant habitat. The 
methods proposed for surveying, salvaging, 
handling, and relocating lizards are standard 
DOC-aligned practices designed specifically 
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for the species expected to be present. These 
include pre-construction surveys, progressive 
habitat reduction, lizard salvage and release, 
and an incidental discovery protocol to 
ensure safe and humane handling. From a 
planning perspective, these measures avoid 
adverse effects where practicable and 
minimise them where avoidance is not 
practicable. Wildlands’ detailed methods are 
contained in Attachment A.” 

2(1)(c) An assessment of the activity and its impacts 
against the purpose of the Wildlife Act 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.3, page 145) 

Addressed, as stated by the applicant. 

Note, this is addressed at a high level. Note 
the lizard surveys and Lizard Management 
Plan (LMP) are to be developed.  

2(1)(d) List protected wildlife species known or predicted 
to be in the area and, where possible, the numbers 
of wildlife present and numbers likely to be 
impacted 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.4, page 146) 

Addressed, as referenced, Appendix P (Lizard 
Habitat Assessment), and in the RFI response 
from the applicant (Appendix 3). 

Section 10.4 provides a list of predicted lizard 
species, but no details on the numbers 
present or impacted. 

"Two species of indigenous lizards may be 
present on site based on the location and 
habitat present (Table 1). McCann’s skink (Not 
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Threatened) are likely to be present on site as 
this species is known to be widespread and 
abundant in the region, including in marginal 
habitats such as rank grassland in farmland 
and suburban areas, where the species can 
often be found at high densities. Southern 
grass skink (At Risk – Declining) are possible, 
but unlikely, present, as they can also be 
found in rank grassland, but this species is 
patchily distributed and generally found at 5 
significantly lower densities than McCann’s 
skink in lowland areas around Queenstown 
and Central Otago. Potential lizard habitats 
identified at 12 Lower Shotover Road include 
areas of rank grassland which are widely 
distributed across the site, including in the 
following areas: • Along the Lower Shotover 
Road road margin, and between Lower 
Shotover Road and State Highway 6 and the 
paddocks on site. • In small fenced-off areas, 
including south-west of the dwelling and in 
the north-west corner of the eastern paddock. 
• Within the majority of the western paddock, 
parts of the central paddock and northern 
paddock, and around the margins of the 
eastern paddock. • In patches adjacent to the 
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12 Lower Shotover Road house driveway and 
around the containers and equipment in the 
south-west of the eastern paddock. The 
majority of the eastern paddock and parts of 
the central, western and northern paddocks 
was well maintained and therefore did not 
provide lizard habitat. No assessment can be 
made on the estimated number of skinks 
present without further surveys, which are 
scheduled for spring, 2026. However, the 
habitats present within the sites for this 
project are considered to be of overall low 
quality (lack of significant refugia, dense 
grassland, and highly fragmented), so are 
unlikely to support large numbers of skinks. A 
finer estimate on numbers anticipated to be 
impacted can be provided in the LMP 
following the lizard surveys. “  

2(1)(e) An outline of impacts on threatened, data 
deficient, and at-risk wildlife species (as defined in 
the New Zealand Threat Classification System) 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.5, page 146) 

Addressed, as referenced and in the RFI 
response from the applicant (Appendix 3): “A 
full lizard survey is scheduled for spring 2026 
and will confirm presence, abundance, and 
habitat use of species likely to be present at 
the site. However, please see the memoranda 
(Wildlands 2026a, 2026b) for more detail 



 
 
 
 
 

 

34 

 

 

regarding our assessment of species 
potentially present. The species most likely to 
be present is the Not Threatened McCann’s 
skink. Based on surveys in the surrounding 
area, it is possible, yet unlikely, that any At 
Risk or Threatened species are present.  
Pending survey results, potential impacts to 
Not Threatened species are expected to be 
limited to accidental 
injury/death/displacement, disturbance to 
lizards during earthworks, and loss of 3 
indigenous lizard habitat. Effects to lizards 
will be managed through progressive habitat 
reduction, and standard best-practice salvage 
and relocation protocols. If higher-risk species 
are identified, additional effects management 
will be incorporated into the Lizard 
Management Plan that is currently being 
prepared.” 

2(1)(f) A statement of how the methods proposed to be 
used to conduct the actions involving protected 
wildlife will ensure that best practice standards are 
met 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.6, page 147) 

Addressed, as referenced and in the RFI 
response from the applicant (Appendix 3): "All 
methods proposed for survey, capture, 
handling, and relocation will follow DOC’s 
Herpetofauna inventory and monitoring 
toolbox: Herpetofauna: Modules for 
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biodiversity inventory and monitoring. The 
Lizard Management Plan will document these 
methods in detail and demonstrate alignment 
with DOC best practice. All other methods will 
follow standard practice used by 
Herpetologists for management of lizards 
including gradual vegetation reduction, and 
manual habitat removal." 

2(1)(g) A description of the methods to be used to safely, 
efficiently, and humanely catch, hold, or kill the 
animals and identify relevant animal ethics 
processes: 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.7, page 147) 

Addressed, as referenced and in the RFI 
response from the applicant (Appendix 3 – RFI 
response 1): "The authorised herpetologist 
will be suitably qualified as being trained and 
approved by the DOC lizard Technical 
Advisory Group and will be implementing 
lizard management at the site.  Any lizards 
captured will be handled and held following 
best practice. All captured lizards will be 
temporarily placed in clean individual lizard 
cloth bags, and stored in ventilated, hard-
sided containers (to prevent accidental 
crushing), in full shade. A small amount of 
damp leaf litter or vegetation from the 
capture site will be placed inside the cloth 
bags with the lizard to provide cover and 
prevent dehydration.  An Incidental Discovery 
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Protocol will be provided by the project 
herpetologist that outlines how contractors 
will safely, efficiently, and humanely catch 
and house any lizards found while 
herpetologist are not onsite." 

Appendix 3 – RFI response 2: “• Live-capture 
traps (a mix of pitfall and funnel traps) and 
manual handcapture will be used to capture 
lizards. Lizard trapping and capture will follow 
best practice as per the DOC Toolboxes for 
Herpetofauna.  • If funnel traps are required to 
be used in areas of long grass, they will be 
checked twice daily, and an additional refuge 
will be placed inside the funnel trap to 
minimise mouse predation. Contingencies will 
be required for mouse predation events. • Any 
lizards captured will be handled and held 
following best practice and released as soon 
as practical to the pre-selected lizard release 
area.  • All captured lizards will be temporarily 
placed in clean individual lizard cloth bags, 
and stored in ventilated, hard-sided 
containers, in cool, full shade until release. A 
small amount of damp leaf litter or vegetation 
from the capture site will be placed inside the 
cloth bags with the lizard to provide cover and 
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prevent dehydration.  • Lizards will be 
released within six hours of capture into the 
preselected release area. • See Appendix 2 for 
the full Incidental Discovery Protocol.” 

2(1)(h) A statement of the location or locations in which 
the activity will be carried out, including a map 
(and GPS co-ordinates if available) 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.8, page 147) 

Addressed, as referenced and in the RFI 
response from the applicant (Appendix 3): 
"The wildlife-related activities will occur 
within the development footprint at 12 Lower 
Shotover Road, Queenstown, and the pipeline 
along the Shotover River within the Kawarau 
River Marginal Strip, as shown on the 
submitted site plans, if the Lizard Survey 
results show lizards in this area. GPS 
coordinates and a map will be included in the 
Lizard Management Plan once survey 
transects and habitat polygons are finalised." 

2(1)(i) A statement of whether authorisation is sought to 
temporarily hold or relocate wildlife 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.9, page 148) 

Addressed, as stated by the applicant. 

 

2(1)(j) A list of all actual and potential wildlife effects 
(adverse or positive) of the proposed activity, 

FTAA-2607-1264 
(Substantive 

Addressed, as stated by the applicant. 
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including effects on the target species, other 
indigenous species, and the ecosystems at the site 

Application, Section 
10.10, page 149) 

2(1)(k) Where adverse effects are identified, state what 
methods will be used to avoid and minimise those 
effects, and any offsetting or compensation 
proposed to address unmitigated adverse effects 
(including steps taken before the project begins, 
such as surveying, salvaging, and relocating 
protected wildlife) 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.11, page 152) 

Addressed, as referenced, and in Appendix P 
(Lizard Habitat Assessment) and the RFI 
response (Appendix 3). Proposed salvage, 
including capture, handling and temporary 
holding, is also discussed at sections 10.6 
and 10.9, and relocation is also discussed at 
section 10.9 of the Substantive Application. 

The Substantive Application and RFI 
response (Appendix 3 – responses 1 and 2) 
identify potential adverse effects on lizards 
and outline a framework of avoidance, 
minimisation, remediation and 
compensation measures. Prospective 
measures including surveys, Wildlife Act 
approvals, habitat reduction techniques, 
salvage and management planning are also 
provided. Further detail and final decisions 
regarding the specific avoidance, mitigation, 
offsetting and compensation measures that 
will be implemented, should lizards be 
present, will be in a future Lizard 
Management Plan.  
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Full response to RFI 1 (Appendix 3): "The 
Lizard Management Plan will assess the 
effects on lizards at a local population scale, 
using the Quality Planning Extent of Adverse 
Effects criteria (Quality Planning, 2017). The 
effects on lizards will be managed via 
avoidance, remediation, minimisation, or 
compensation, in that order.  Avoidance often 
involves avoiding lizard habitat where 
possible.  Remediation often involves onsite 
restoration with lizard friendly planting, and 
the addition of habitat units for cover and 
retreats.  Minimisation often involves a lizard 
salvage, or a form of managed habitat 
reduction.  Compensation will only occur in 
order to address residual effects to lizard 
following lizard salvage, or if lizard salvage is 
not considered a viable option (due to 
practicality, number of lizards anticipated) or 
as a contingency built into the Lizard 
Management Plan, (i.e., to address impacts to 
At Risk or Threatened species, or if more 
lizards are discovered during salvage than 
expected). The Lizard Management Plan will 
be prepared following the principles outlined 
by the Department of Conservation (DOC) in 
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their guidelines (DOC 2019). These principles 
describe steps to take and enable the 
outcome of successful lizard management 
(including salvage, if determined to be the 
right mitigation option): Lizard species’ values 
and site significance must be assessed at both 
the impact (development) and receiving sites. 
Actual and potential development-related 
effects and their significance must be 
assessed. Alternatives to moving lizards must 
be considered. Threatened species require 
more careful consideration than less-
threatened species. Lizard salvage, transfer 
and release must use the best available 
methodology. Receiving sites and their 
carrying capacity must be suitable in the long 
term. Monitoring is required to evaluate the 
success of the salvage operation. Reporting is 
required to communicate outcomes of 
salvage operations and facilitate process 
improvements. Contingency actions are 
required when lizard salvage and transfer 
activities fail.” 

RFI response 2: “A lizard survey will be 
undertaken at the 12 Lower Shotover Road 
site (using Onduline Artificial Cover Objects or 
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funnel traps) and within the pipeline footprint 
outside of the Kawarau River marginal strip 
(using tracking tunnels). The survey will be 
undertaken during warm, calm weather 
conditions and is planned for spring (i.e. 
October 2026).  • If lizards are present, 
potential adverse effects of the project on 
lizards are likely to include accidental 
injury/death/displacement of lizards within 
the development area, disturbance to lizards 
in surrounding areas from adjacent 
earthworks (e.g. from dust, vibration and 
noise), and lizard habitat loss and 
fragmentation.  • Effects on lizards cannot be 
avoided due to lizard habitat being present 
within the planned development site. • Effects 
will be minimised by the implementation of a 
lizard salvage (using standard accepted 
methods) and progressive habitat reduction. • 
Lizards will be relocated to a pre-determined 
release site where appropriate habitat is 
present. Dependent on the site determined, 
enhancement may be required to increase 
lizard capacity long term. The potential 
release site is discussed in further detail in 
Appendix 1. • Where feasible, and guided by 
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detailed design, the development site will 
include lizard planting and habitat 
enhancement to remedy for the loss of lizard 
habitat. • Compensation for residual effects to 
lizards will be considered, as well as if only 
low numbers of lizards are detected during 
surveys (and lizard salvage is considered 
unfeasible).” Full response to RFI 2 is in 
Appendix 3. 

2(1)(l) A statement of whether the applicant or any 
company director, trustee, partner, or anyone else 
involved with the application has been convicted 
of any offence under the Wildlife Act 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.12, page 152) 

Addressed, as stated by the applicant. 

 

2(1)(m) A statement of whether the applicant or any 
company director, trustee, partner, or anyone else 
involved with the application has any current 
criminal charges under the Wildlife Act pending 
before a court  

FTAA-2607-1264 
(Substantive 
Application, Section 
10.12, page 152) 

Addressed, as stated by the applicant. 

 

2(1)(n) Provision of proof and details of all consultation, 
including with hapū or iwi, on the application 
specific to wildlife impacts 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.13, page 152) 

Addressed, as stated by the applicant. 
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2(1)(o) Provision of any additional written expert views, 
advice, or opinions the applicant has obtained 
concerning their proposal 

FTAA-2607-1264 
(Substantive 
Application, Section 
10.14, page 152) 

Addressed, as stated by the applicant. 
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Appendix 2: Consultation Summary 
The following agencies were consulted with to inform the assessment of the application for 
completeness. Each agency was requested to confirm whether the application documentation 
provided by the EPA regarding the proposal as provided by the applicant meets the requirements 
of sections 42 and 43 of the Act and is provided in sufficient detail to satisfy the purpose of the Act 
in accordance with section 44 of the Act. 

 

1. Consultation with Queenstown Lakes District Council and Otago Regional Council as the 
relevant consent authority for the following approvals under the Resource Management Act 
1991:  

• Resource consent (section 42(4)(a) of the Act) 

• Certificate of compliance (section 42(4)(c) of the Act) 
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2. Consultation with the Department of Conservation as the administering agency for the 
following Acts: 

• Concession that would otherwise be applied for under the Conservation Act 1987 
(section 42(4)(e) of the Act) 

• A wildlife approval as defined in clause 1 of schedule 7 of the Act (section 42(4)(h) of 
the Act) 
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Appendix 3: Further information requests and responses  
 
I sent a further information request to the applicant during under section 46(2B) of the Act. 
The request and response are set out below.   

 
Request for Further Information 1:  

• Date sent: 24 August 2026 
• Topic: the height of apartment buildings, multiple clauses relating to the wildlife 

approvals, and the GPS location for a concession area. 
• Date of response: 1 September 2026 

Request for Further Information 2: 

• Date sent: 3 September 2026 
• Topic: Wildlife approval 
• Date of response: 14 September 2026 
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Request 1:  
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