


03 February 2026 

FTAA-2511-1148– Referral of Warkworth Residential Development 
Application number(s):  FTAA-2511-1148 

Auckland Council Reference: PRR00043631 

Project name: Warkworth Residential Development 

Applicant name: Warkworth RV Limited 

Address:  286A, B, C and D Matakana Road, Warkworth 

Proposed activity(s):  The project is to construct and establish a 
residential and retirement village development with 
a total of approximately 546 residential units on 
three new lots, described as: 

• Lot 1: A residential block with approximately
264 residential sites and four super lots
(which will accommodate approximately 30
dwellings).

• Lot 2: A retirement village block with
approximately 198 residential villas, a care
facility, a club house and associated
amenities including communal gardens and
open spaces.

• Lot 3: A residential block with approximately
54 larger residential sites.

The project area is on 54 hectares of land at 286A - 
286D Matakana Road in Warkworth within the 
Auckland region. 

The applicant seeks resource consents under the 
Resource Management Act 1991 for the project. No 
other approvals are sought as part of the fast-track 
approvals process. 

 Regarding section 17 – invitation to provide comment 

1. Under section 17(1)(a) of the Act, Auckland Council provide the following written
comments on the referral application.

Response 

The site of the proposed development as outlined in the referral application is currently subject 
to a number of existing RMA processes that may influence any future fast track proposal, 
including:  

a) Environment Court hearing for Arvida’s appeal on Auckland Council’s rejection of the
private plan change.



• In March 2025, Arvida Group submitted a Private Plan Change (PPC) application 
to Auckland Council proposing to rezone approximately 140 hectares of land to a 
mix of Residential Mixed Housing Urban (approximately 113.7 hectares), 
Residential – Single House zone (approximately 19.2 hectares) and to retain the 
existing Open Space Conservation zoned land (5.3 hectares). The PPC area 
includes land zoned Future Urban, Rural – Mixed Rural Zone and a portion of 
Special Purpose Quarry zoned land. The Special Purpose Quarry and Rural – 
Mixed Rural zoned land is outside the RUB. 

• In February 2025 Auckland Council’s Governing Body votes to reject Arvida’s 
private plan change request. The Council raises concerns about planning 
alignment, land-banking risk, and infrastructure readiness 

• In March 2025 Arvida lodged an Environment Court Appeal against Auckland 
Councils plan change rejection. 

• August 2025, Environment Court hearing held. 
• On 23 December 2025 the Court issued a minute requesting comment from the 

appellant and the Council on the parties positions given the passing of the 
revisions to the NPS-HPL ( effective 15 January 2026)  and the Councils  revised 
capacity projections ( part of PC 120 work) The response were due on 
27th January 2026 and  the appellant and Council have provided responses to the 
court, by that date. Auckland Council now await the court decision. 

If following the Environment court process the Arvida private plan change is accepted by 
Auckland Council and then successfully processed and eventually made operative. Some of 
the current challenges with developing the site, which are related to, out of sequence 
development in the FUZ, infrastructure and NPS: HPL will be largely resolved. However, until 
such a time, these issues remain and must be considered for any proposed development of 
the land in question. 

 
b) There are a number of existing Resource Consent applications on the same land/sites as 

this fast-track referral application relates to (see table 1 below). These resource consent 
applications essentially seek the same development as what is outlined in this fast-
track referral application. One point of difference is that this fast-track referral 
application includes some additional development for Lot 3: A proposed residential 
block with approximately 54 larger residential sites. 
Auckland Councils work on the existing resource consent applications have enabled 
Auckland Council to identify a number of challenges associated with the type of 
development proposed by this fast-track referral application, including but not limited to 
items (i-iv) below. Auckland Councils notes, that the challenges listed below are very 
similar in nature to those which resulted in significant challenges for the recent Delmore 
housing project, fast track application. It is noted that the initial Delmore FTA 
application was subject to a draft decision from the presiding panel which 
recommended decline, before the application was then withdrawn. 
 
i) Infrastructure – water and wastewater 

• For the RC application BUN60452636 (an existing RC application for 
development creating 297 new residential allotments, which is the same in 
nature to the Lot 1 residential development proposed by this fast-track referral 



application). Watercare Services Limited confirmed that they cannot provide 
water supply or wastewater connections to the Future Urban Zone, and as such 
cannot confirm public water or wastewater supply for this development.  

 
• Note this matter was also linked to a related s92 item as part of the processing 

of BUN60452636, which remains unresolved. 
 

• For the RC application referenced BUN60439436 (an application to construct and 
operate a 198-villa retirement village, which is the same in nature to the 
retirement development proposed by this fast-track referral application). 
Watercare Services Ltd have stated that they cannot confirm whether or not the 
site can be serviced or delivery timeframes for servicing until the land is live 
zoned (note, live zoning is what the private plan change sought by Arvida above 
is seeking to accomplish.)  

 
• Note this matter was also linked to a related s92 item as part of the processing 

of BUN60439436, which remains unresolved. 
 
ii) Infrastructure – Auckland Transport 

• For the RC application referenced BUN60452636 (an existing RC application for 
development creating 297 new residential allotments, which is the same in 
nature to the Lot 1 residential development proposed by this fast-track referral 
application). Auckland Transport have advised that the application relies on a 
large chunk of land being subject to the road stopping process. This is a separate 
process to the Resource Consent Process, and as such AT cannot provide an in 
principle approval of this process. 
 
Note: Auckland Transport have provided the following high-level comments in 
relation to this matter:  
 
Provided that the proposed works are carried out as described, the SGA team 
does not consider the land identified for road stopping to be required for the 
future arterial at this stage. However, if the resource consent earthworks and 
proposal are not implemented, then the full designation area, including the road 
stopping land, will still be needed to accommodate the future road corridor, 
stormwater pond, earthworks, and construction areas for the arterial. However, 
it is recognised that we cannot provide our approval in principle at RC stage and 
there is a risk that the final outcome of any road stopping application is not 
known until the end of the process under either the LGA or PWA processes 
(depending on which way things end up). 
 

Auckland Council highlights that these same infrastructure matters will need to be 
considered and resolved, if this fast-track referral proposal is accepted for processing 
under the Fast Track Act.  

 
iii) Out of sequence residential type developments in the Future Urban Zone (FUZ) 



 
In the s92 request associated with the resource consents SUB60433478 and 
BUN60439436 (which are the same in nature to the retirement development 
proposed by this fast-track referral application) Council outlined questions in 
our s92 further information requests related to out of sequence development in 
the FUZ being contrary to objectives and policies of relevant statutory 
documents such as the Auckland Unitary Plan. Many of these items are 
considered of sufficient significance from a planning position that they warrant 
either notification if not appropriately addressed (particularly re BUN60439436); 
or even refusal if not appropriately addressed. (particularly re SUB60433478) 
 

Auckland Council highlights that these same matters which relate to out of sequence 
development in the FUZ will also need to be considered and resolved if this proposal is 
accepted for processing under the Fast Track Act.  

 
iv) National Policy Statement for Highly Productive Soils (NPS: HPL). 

In the s92 request associated with resource consent SUB60433478. Council 
outlined questions in our s92 further information requests related to NPS: HPL. 
Some of these items remain unresolved but are of sufficient significance from a 
planning perspective that Council has advised the applicant that if they decide 
to not provide any further assessment Council can proceed to process the 
application but noted it would be on the basis of recommending refusal. 
 

Auckland Council highlights that these same matters related to whether the proposal 
can meet the requirements of the NPS: HPL will need to be considered if this proposal is 
accepted for processing under the Fast Track Act. 

 

Auckland Council is happy to provide additional information on any of the above matters 
should further detailed information be requested. 

 
2. In addition, under section 17(3) of the Act and without limiting any general 

comments under subsection (1)(a), Auckland Council provide written comments 
advising on the following:  
Any applications that have been lodged with the Council that would be a competing 
application or applications if a substantive application for the project were lodged. 
If no such applications exist, please also confirm this in writing.  

Response:  

v) The following applications have been lodged under the Resource Management 
Act for development on the same land/sites as this fast-track referral application 
relates to (286A, B, C and D Matakana Road, Warkworth) these properties are all 
owned by Warkworth RV Ltd, who is also the applicant for this fast-track referral 
application.  



Although the following RC applications essentially seek the same development 
as outlined in this fast-track referral proposal. The applicants for three of the four 
RC applications are different from the underlying landowner and applicant for 
this fast-track application - Warkworth RV Ltd. Therefore, there is potential for 
the below RC applications lodged by Arvida Ltd and Linkview Holdings Ltd to be 
competing applications unless MfE receive information which confirms 
otherwise. For example, correspondence from Arvida Ltd and Linkview Holdings 
Ltd confirming that they will withdraw their RC applications if this fast-track 
application was accepted for processing under Fast Track legislation, or some 
other form of correspondence deemed acceptable by MfE to determine that the 
RC applications listed in table 1 are not competing applications.  

Table 1 – Existing Resource Consent applications on the same land/sites as this fast-track 
referral application relates to. 

Reference Address Applicant Proposal Status 
SUB60433478 286A+286B 

Matakana Rd 
Warkworth 

Warworth RV 
Ltd 

To undertake a boundary 
adjustment of four existing 
sites 

On s92 
hold since 
12.07.2024 

BUN60439436 286B 
Matakana Rd 

Arvida Ltd To construct and operate a 
retirement village including 
198 independent living villas, 
a clubhouse, and an aged 
care facility. The proposal 
involves earthworks, 
groundwater diversion, 
stream diversion, water take, 
de-watering, plus onsite 
wastewater treatment and 
disposal supply. 

On s92 
hold since 
28.02.2025 

BUN60452603  286A 
Matakana Rd 

Arvida Ltd To undertake bulk 
earthworks across the sites 
in two stages to facilitate 
future urban development of 
the underlying land and to 
establish appropriate land 
contouring and gradients for 
subsequent construction of 
public roads 

On s92 
hold since 
21.08.2025 

BUN60452636  286A 
Matakana Rd 

Linkview 
Holdings Ltd 

For comprehensive 
subdivision and 
development creating 297 
new residential allotments, 
including construction and 
vesting of public roads, 
establishment of stormwater 
retention ponds and other 
required infrastructure, and 
associated works. 

On s92 
hold since 
29.8.2025 

 





Auckland Council anticipates a decision will be made on WAT60431710 within the coming 
weeks as draft conditions have recently been circulated by Council to the applicant for review. 

3. In relation to projects seeking approval of a resource consent under section 42(4)(a)
of the Act, whether there any existing resource consents issued where sections
124C(1)(c) or 165ZI of the Resource Management Act 1991 (RMA) could apply, if the
project were to be applied for as a resource consent under the RMA. If no such
consents exist, please also confirm this in writing.

Response: 

vii) Auckland Council confirms there are no any existing resource consents issued
where sections 124C(1)(c) or 165ZI of the Resource Management Act 1991
(RMA) could apply, if the project were to be applied for as a resource consent
under the RMA.

If you have any queries, please contact me on 021 319 813 and quote the application number 
above.  

Yours sincerely, 

Principal Project Lead 

Premium Resource Consents, Auckland Council. 


















