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Project location   

   

 
Image 1: Approximate location of the project area 

 
Image 2: Approximate location of the five development areas proposed for the project 

Key messages 
 

1. This briefing seeks your initial decisions on an application from Oaks Living Limited (the 

applicant) to refer the Waitiri 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 
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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 is for a mixed-use development across five geographically distinct but 

interrelated sites within Gibbston Valley, Queenstown, with a total area of approximately 

828.2 hectares (ha).  

4. The five sites within the project area are described as: 

a. Ara Tihi – Eastburn (approximately 127.7 ha), located at 108–117 and 163 Eastburn 
Road, and 54 Preservation Lane, Arrow Junction 

b. Mānia – Glenlee/Glenroy (approximately 398.8 ha), located at 1786 Gibbston 
Highway 

c. Taiheke – Riverside (approximately 30.99 ha), located at Gibbston Highway and 48 
Rafters Road 

d. Karapuke – Drystone (approximately 74.72 ha), located at 2188 Gibbston Highway 

e. Kūrae – Waitiri (approximately 196.01 ha), located at 3207 Gibbston Highway. 

5. The project includes the subdivision, construction, and establishment of residential, non-

residential, and associated infrastructure and open space areas, including: 

a. subdivision and development of approximately 1,115 residential lots across a range 
of densities and typologies, including approximately 167 high-density lots, 209 
medium-density lots, 393 low-density lots, 183 large lot residential lots, 114 rural 
living lots, and 49 rural lots 

b. subdivision and development of allotments to enable non-residential and community 
activities, including a resort precinct (approximately 3.96 ha), an 18-hole golf course, 
and approximately 2.63 ha of clubhouse and community hub space 

c. provision for community and service elements, including a village precinct 
incorporating approximately 7,200 m² of commercial gross floor area, a 2.10 ha 
school site, and approximately 6.15 ha identified as a cultural node for a conference 
centre and visitor accommodation 

d. provision and construction of supporting infrastructure and land use components, 
including a nursery (approximately 4.47 ha), solar farm (approximately 3.73 ha), and 
mitigation buffer (approximately 5.11 ha) 

e. establishment of an open space network of approximately 284 ha incorporating 
native restoration, revegetation, and mitigation planting 

f. provision and construction of infrastructure and transport elements to support the 
development, including an underpass across State Highway 6 to connect the north 
and south sides of the highway. 

6. The application is not proposed as a staged project under the Act. The applicant intends 

to lodge one substantive application for the whole project, if referred to the fast-track 

approvals process. 

7. The applicant seeks the following approvals through the fast-track approvals process to 

authorise the project: 

a. resource consents under the Resource Management Act 1991 

b. wildlife authority under the Wildlife Act 1953 
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c. an archaeological authority under the Heritage New Zealand Pouhere Taonga Act 
2014. 

Initial recommendations 

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

with our considerations and recommendations in Table A. 

9. 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. 

10. 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. Queenstown Lakes District Council and Otago Regional Council as 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. the Minister of Conservation, the Minister for Arts, Culture and Heritage, and the 
Associate Minister of Housing as the other relevant portfolio Ministers 

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

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

11. The project area, as illustrated, appears to include public conservation land. As such, we 

note you must obtain a report from the Director-General of Conservation in accordance 

with section 19(1) of the Act. 

12. We recommend that you invite written comments from the following additional persons 

under section 17(5) of the Act, for the reasons specified: 

a. the Chief Executive of NZ Transport Agency Waka Kotahi, as the project area adjoins 
State Highway 6 

b. the Chief Executive of Transpower New Zealand Limited, as the National Grid 
overhead transmission line traverses the northern part of the site. 

c. the Minister for Sport and Recreation, as the project includes a subdivision to create 
allotments to enable the construction of a golf course 

d. the Minister for Tourism and Hospitality, as the project includes a subdivision to 
create allotments to enable the construction of tourism accommodation and a resort 
precinct 

e. the Minister for Energy, as the project includes a subdivision to create allotments to 
enable the construction of a solar farm 

f. the Minister of Education, as the project includes a subdivision to create allotments 
to enable the construction of a school site 

g. the Minister for Regional Development  

h. the Minister for Economic Growth. 
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Action sought 
 

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

Signature 
 

 
 
 

 
 
 
 
 
Stephanie Frame 
Manager – Fast-track Operations 
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i. Otago Regional Council and Queenstown Lakes District Council as the relevant local authorities under section 17(1)(a) 

ii. the Minister for the Environment, the Minister for Māori Crown Relations: Te Arawhiti, and the Minister for Māori Development under section 17(1)(b) 

iii. the Minister of Conservation, the Minister for Arts, Culture and Heritage, and the Associate Minister of Housing as the other relevant portfolio Ministers under section 17(1)(b) 

iv. the Department of Conservation and Heritage New Zealand Pouhere Taonga as the relevant administering agencies under section 17(1)(c) 

v. the parties in Appendix 3 as the identified Māori groups under section 17(1)(d) 

vi. any parties you are required to invite comments from under section 17(1)(d) and (e) who may be subsequently identified 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

h. Agree to provide the application to and invite written comments from the following additional persons under section 17(5): 

i. the Chief Executive of NZ Transport Agency Waka Kotahi 

ii. the Chief Executive of Transpower New Zealand Limited 

iii. the Minister for Sport and Recreation 

iv. the Minister for Tourism and Hospitality 

v. the Minister for Energy  

vi. the Minister of Education 

vii. the Minister for Regional Development  

viii. the Minister for Economic Growth. 

 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

Yes / No 

i. Note that section 19(1) of the Act requires you to obtain and consider a report in relation to the use of public conservation land for the project from the Director-General of Conservation.  Noted 

j. Note that you have agreed to delegate to the Secretary for the Environment your responsibility to send all correspondence, other than to Ministers. Noted 

k. Agree to send the email to invite written comments from Ministers. Yes / No 

 

Signed: 

 
 
 
 

Hon Chris Bishop 
Minister for Infrastructure Date: 
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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. 

 

 



 

10 
 

Appendix 2:  Application documents for the Waitiri project 

 

  






