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12. SUBDIVISION  
 
 

12.1 Purpose of Subdivision  
Subdivision is primarily concerned with the changing ownership of land and defining and 
redefining property rights. In most instances the creation of new parcels of land is 
accompanied by expectations of associated land use.  
Section 11 of the Resource Management Act 1991 (RMA) states that no person may 
subdivide land unless it is expressly provided for by a rule in the District Plan. Section 31 of 
the RMA enables the Council to create rules that provide for and mitigate the effects of 
subdivision. 
 
The subdivision process provides a framework and the ability to manage the pattern of city 
growth, land use and infrastructure provision and funding 
 
This section provides an explanatory statement of the purpose of subdivision standards and 
terms for each zone within the Plan. 
 
12.1.1 Subdivision in Residential Zones 
The Residential Zone contains two distinct sub zones - traditional suburban zones 
(Residential A) and urban zones suitable for higher density living (Residential H). 
Subdivisions within the Residential A zone is predominantly characterised by freehold 
allotments sized to contain detached two storey dwellings, outdoor living space and 
associated gardens and planting. Subdivision in the Residential H zone is predominantly 
characterised by unit title subdivision to accommodate apartment units which are either 
occupied on a permanent or temporary basis. Given the population growth pressures these 
zones currently face, and will continue to face, the subdivision standards seek to 
accommodate and enable this growth to occur whilst ensuring the distinctive character, 
amenity and infrastructure requirements for each zone are provided for.  
 
The Pyes Pa Large Lot Urban Growth Area (UGA) incorporates land that, due to its 
typographical constraints, is not capable of being developed to typical residential densities or 
able to provide on site effluent treatment. Here the subdivision lot size provisions reflect the 
character and amenity intentions of the Rural – Residential zone. The key difference 
between the zones is the level of servicing that is acceptable. 
 
In general subdivision that provides for high density living will be discouraged from traditional 
suburban zones unless exceptional circumstances apply.  
 
 
12.1.2 Subdivision in the Rural Residential Zone and the Pyes Pa Large Lot 

Urban Growth Area 
The Rural - Residential Zone provides a buffer for the transition between the City’s 
residential and rural zones. As such subdivision standards in this zone provide for the 
continuation of this semi rural character through larger lot sizes, a reduced level of servicing 
and more comprehensive landscape requirements. 
 
 
 
12.1.3 Subdivision in the Rural Zones 
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The subdivision provisions in the Rural Zone provide for rural activities whilst maintaining the 
productivity of rural land. These provisions also recognise that this zone forms a rural 
backdrop to the City which adds to its amenity and character. There is particular emphasis 
on subdivision not compromising the production capability and capacity of this land resource. 
 
The subdivision provisions in the Greenbelt zone recognise its role in the provision of rural 
amenity, stormwater management, open space and green corridor linkages and in the 
protection of natural character and ecological values. 
  
12.1.4 Subdivision in the Industrial and Commercial Zones 
The subdivision provisions for the business zone recognise the unique character of these 
areas and different amenity expectations. In this respect there are no minimum lot size 
requirements. 
 
12.1.5 Subdivision within Marae and Papkainga Zones 
The subdivision provisions for this zone recognise that Marae are the focal point for iwi and 
hapu and that their development occurs in a unique and evolving manner. These provisions 
also reflect specific agreements between Council and iwi / hapu and recognise the servicing 
issues associated with geographic location. 
 
12.1.6 General Subdivision Rules 
The purpose of the General Subdivision section is to provide for those subdivisions which do 
not create any adverse effects but require the Council to exercise control in considering such 
proposals. 
 
12.1.7 Subdivision and Water Margin Access 
Tauranga’s unique geography provides excellent opportunity for access along coastal, 
harbour and river margins. The subdivision provisions of the Plan recognise the importance 
of providing coastline and waterway access. 
 
12.2 Subdivision Objectives 
 
12.2.1 General Subdivision Objectives and Policies 
 
12.2.1.1 Objective – Hazards  
The avoidance of subdivision in areas subject to inundation, erosion, subsidence, instability 
or slope failure unless it can be demonstrated that the adverse effects on the environment 
can be adequately mitigated. 
 
12.2.1.1.1. Policy – Avoidance of Peat and Highly Compressible Soils   
Ensuring subdivision, on peat lands and highly compressible soils avoid altering 
drainage patterns and/or the physical characteristics of the peat unless any adverse 
effects of doing so can be avoided, remedied or mitigated. 
 
12.2.1.1.2. Policy – Avoidance of Areas of Land Instability 
Ensuring subdivision  avoids areas of known or potential land instability where any 
subsequent use that is likely to be made of the land is likely to accelerate, worsen or 
cause damage to land (or in respect of the subsequent use of that land any other land 
or structure), structures or the environment through slippage or erosion 
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12.2.1.1.3. Policy – Avoidance of Flood Prone Areas 
Ensuring subdivision, in low-lying, flood-prone areas will be avoided, unless the risk 
from flooding is avoided or fully mitigated. 
 
12.2.1.1.4. Policy – Coastal Protection Area  
Identifying subdivision in the Coastal Protection Area as a non-complying complying 
activity to ensure the retention of the undeveloped natural coastal dune system. 
 
12.2.1.1.5. Policy – Assessing Natural Hazard Risk 
Ensuring applications for subdivision of land prone to natural hazards are to provide 
assessments of those hazard risks on future land uses by an appropriately qualified person. 
 
12.2.1.1.6. The Coastal Hazard Erosion Policy Area (CHEPA) – Current Erosion Risk 

Zone, the 50 year and 100 year Erosion Risk Zones  
Avoiding subdivision that is unable to provide an Alternative Building Site contiguous with 
and clear of the CHEPA. 
 
 
12.2.1.2 Objective – Servicing  
To ensure the provision and operation of appropriate and efficient services and infrastructure 
through the subdivision process. 
 
12.2.1.2.1. Policy –Services and Infrastructure 
Ensuring allotments created through the subdivision process provide the appropriate level of 
services and infrastructure for the zone in which they are located. 
 
12.2.1.2.2. Policy – Provision of Services within Urban Growth Areas  
Ensuring the subdivision of residential land in Urban Growth Areas proceeds in a 
consecutive sequence, adhere to the requirements of the relevant Urban Growth Plan, 
and Services Strategy Statement and ensure: 
(a) Use of existing infrastructure services in the vicinity is maximised 
(b) The provision of new services are installed in a co-ordinated manner. 
 
12.2.1.2.3. Policy – Staged Subdivisions  
Ensuring the sequence of staging within subdivisions does not adversely affect the 
functioning of services and infrastructure. 
 
 
12.2.1.3 Objective – Access to Water 
To maintain and enhance the safe and efficient public access to and along Tauranga’s 
coastline, harbour and waterways. 
 
12.2.1.3.1. Policy – Provision of Esplanade Reserves or Strips 
Ensuring subdivisions provide public access to Tauranga’s coastline and waterways through 
the provision of esplanade reserves or strips. 
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12.2.1.4 Objective – Earthworks 
To manage the potential adverse effects of earthworks associated with subdivision. 
 
12.2.1.4.1. Policy – Managing Earthworks  
Sediment runoff from earthworks and vegetation clearance associated with subdivision must 
not create any adverse effect on the natural and built environment. 
 
 
12.2.2 Objectives and Policies for Residential Zone Subdivision 
 
12.2.2.1 Objective – Urban Form 
To achieve a pattern of infill and greenfield subdivision that provides for integrated, liveable 
and sustainable communities that incorporate high quality urban design outcomes whilst 
maintaining character and amenity. 
 
12.2.2.1.1. Policy – Undersized Allotments in the Suburban Residential Zone and High 

Density Urban Residential Zone  
Avoiding the reduction of allotments below the minimum allotment size unless: 
 
(a) The allotments will enable a variety of housing choice to be provided for the 

community; and 
(b) The allotments will provide a suitable level of on site amenity and access; and 
(c) The allotments will be located in close proximity to an existing neighbourhood 

centre and public transport nodes, and adjoining a recreation reserve.  
 
12.2.2.1.2. Policy – Subdivision Design  
Ensuring the design and layout of subdivisions will: 

(a) Provide for a safe and efficient road network that effectively integrates with the 
surrounding area;  

(b) Provide for safe and direct movement through and between neighbourhoods for 
pedestrians and cyclists; 

(c) Provide for efficient public transport layouts; 
(d) Maximise allotment frontage to public roads and reserves;  
(e) Provide access to open space and reserves; 
(f) Provide good solar orientation for residential allotments, open space and 

reserves; 
(g) Provide a variety of allotment sizes; 
(h) Retain and integrate natural features; 
(i) Avoid cul-de-sacs where these are not associated with topographical constraints. 
 
12.2.2.1.3. Policy – New Subdivision and Development in West Bethlehem  
Requiring subdivision in West Bethlehem to be designed, laid out and constructed in a 
way that ensures: 

(a) The allotment yield from any Residential A Zoned land (where that is to be 
subdivided for residential purposes) is to achieve a yield of at least 15 lots 
per hectare within Area B or 20 lots per hectare in Area A of the Bethlehem 
Urban Growth Plan. 

(b) The first stage of new subdivision and development of Residential A Zoned 
land (that is the first subdivision of development of land in the west 
Bethlehem Urban Growth Plan area (see SP12, Section 8, Part C) is at least 
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50 allotments in size.  Landowners are expected to work together to achieve 
this minimum or propose private funding methods to provide and fund 
infrastructure services planned for the are in accordance with the Urban 
Growth Plan and the services strategy for west Bethlehem.  

 
12.2.2.1.4. Policy – New Subdivision and Development in West Bethlehem -Reverse 

Sensitivity  
Ensuring that subdivision on land zoned for residential purposes and located to the 
north and west of the Bethlehem Centre complex mitigate potential adverse reverse 
sensitivity effects on commercial activities. 
 
 
12.2.2.2 Objective - Optimising Available Land Resource in Pyes Pa West 
The optimisation of an available land resource which is topographically constrained to 
accommodate population growth. 
 
12.2.2.2.1. Policy – Intensity of Development  
Providing for the optimum development of more marginal land within the Pyes Pa West 
Residential Large Lot Zone whilst: 
(a) recognising the specific servicing requirements; and  
(b) maintaining existing landscape values. 
 
 
12.2.3 Objectives and Policies for Rural Residential Zone Subdivision  
 
12.2.3.1 Objective – Maintaining Character  
To avoid subdivision that:  
(a) Does not maintain or enhance landscape character or amenity; 
(b) Would provide for an urban or suburban level of development. 
 
12.2.3.1.1. Policy – Effects on Landscape  
Ensuring the visual effects of Rural-Residential subdivision are assessed through a 
landscape assessment completed by a suitably qualified person and include measures 
to avoid, remedy or mitigate the adverse visual impacts on the landscape character of 
the area. 
 
12.2.3.1.2. Policies - Level of Service 
Subdivision in the Rural-Residential Zones is not a ‘stepping stone’ toward sub-urban or 
urban development and will not be provided with a level of urban infrastructure services 
provided in Residential Zones.  
 
 
12.2.4 Objectives and Policies for Rural Zone Subdivision 
 
12.2.4.1 Objective – Rural and Greenbelt Amenity  
To maintain and enhance the landscape or character values of rural and greenbelt areas 
within the City, particularly where these form a rural backdrop to urban areas, or part of the 
coastal environment. 
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12.2.4.1.1. Policy – General Rural Character and Amenity  
Ensuring subdivision, within the Rural Zone protects the amenity, natural character and 
intrinsic values associated with: 
(a) Indigenous vegetation, rivers, streams, the Coastal Marine Area, wetlands, 

coastal landscape character 
(b) Remnants of indigenous vegetation, particularly those containing emergent 

tree species, or those that protect water quality 
(c) Areas with significant historic associations 
(d) Publicly conspicuous open-space areas, particularly those associated with 

hillsides in clear view of State Highways, the urban areas of the District or 
located in the coastal environment. 

 
12.2.4.1.2. Undersized Allotments in the Rural Zone 
Avoiding the reduction of allotments in the Rural Zone below the minimum allotment 
size unless: 
(a) If the allotment is for a dwelling, that there is a suitable building platform capable 

of providing the required level of services on site; 
(b) There are clear environmental benefits and enhancements that could be 

achieved through implementation of a Property Environmental Management 
Plan (PEMP); 

(c) There are no adverse effects on the productive potential of the rural land 
resource through fragmentation; 

(d) There are no adverse effects on the productive potential of adjoining and 
adjacent properties. 

 
12.2.4.1.3. Policy – Greenbelt Subdivision  
The subdivision of existing Greenbelt Zoned areas (or the creation of new Greenbelt Zones) 
should have particular regard to: 
(a) Providing for green corridor areas along the major gully systems leading to the 

Tauranga harbour 
(b) Maintenance of visual separation between developed areas  
(c) The retention, maintenance or enhancement of the general elements of rural 

character and amenity such as separation distances between buildings, low 
density and low height of building, large-scale vegetation, presence of wild-life 
habitats (including aquatic habitats), open spaces and a predominance of 
natural edges. 

(d) Maintenance or enhancement of natural character, ecological and heritage 
values 

(e) Where possible, allowing for walkway and cycleway linkages.  
 
 
12.2.4.2 Objective – The Rural Land Resource  
To ensure subdivision: 
(a) Protects the productive potential of this finite land resource. 
(b) Avoids the likelihood of fragmentation, or further fragmentation, of existing 

productive rural land holdings. 
 
12.2.4.2.1. Protecting Productive Capability 
The subdivision of Rural-Residential lots should ensure that the life-supporting capacity 
of the soils is safeguarded. 
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12.2.5 Objectives and Policies for Industrial and Commercial Zone 
Subdivision 

 
12.2.5.1 Objective – Industrial and Commercial  Zone Subdivision 
To provide a flexible subdivision process that meets business demands. 
 
12.2.5.1.1. Policy – Subdivision within the Industrial and Commercial Zone 
Ensuring subdivision standards in commercial and industrial zones accommodate a wide 
range of activities and provide an opportunity to consider potential on site and off site 
character, amenity and traffic safety effects 
 
12.2.6 Objectives and Polices for Rural and Urban Marae Zones 
 
12.2.6.1 Objective – Maori Community Development 
To provide for: 
(a) The use and development of marae to meet the evolving needs of iwi, hapu and 

whanau. 
(b) Opportunities that allow tangata whenua to exercise kaitiakitanga over their 

marare resources. 
 
12.2.6.1.1. Policy – Purpose of Marae Community Zones 
Providing two types of zone which recognise the location of the marae and different levels of 
service requirements. 
 
12.2.6.1.2. Policy – Subdivision or partition within Marae Zones 
Ensuring subdivision or partition applications shall have regard to any special Marae 
Concept Development Plans or Hapu Management Plans lodged with the Council. 
 
12.2.6.1.3. Policy – Ngati Hangarau Marae 
Applying specific provisions to subdivisions or partitions that recognise the short term 
housing needs of the hapu within this zone. 
 
12.2.6.1.4. Policy – Ngati Kahu Papakainga Zone 
Applying specific provisions to subdivisions or partitions within this zone that will facilitate 
development and provide flexibility in relation to timing and scope of their implementation. 
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12.3 Activity Status Rules 
 
12.3.1 Subdivision Activities 
 
All subdivision activities shall have the status identified in Table 12.3A.  
 
In Table 12.3A, terms have the following meaning: 

 
 

 Status Implication 

P – Permitted. Does not require a resource consent provided the 
activity complies with any relevant standards, terms and 
conditions specified in the Plan; 

C – Controlled. Requires a resource consent but must be granted by the 
Council with or without conditions unless the information 
provided is insufficient to determine if the activity is a 
Controlled activity.  Matters of which control is reserved 
and conditions can be applied are specified in the Plan.  
In addition, the activity must comply with any relevant 
standards, terms or conditions specified in the Plan. 

RD – Restricted 
Discretionary. 

Requires a resource consent that may be granted with 
or without conditions or declined by the Council, subject 
only to consideration of the matters to which discretion 
is restricted, as outlined in the Plan.  Any conditions of 
consent are also limited to the matters to which 
discretion is restricted.  The activity must also comply 
with any standards, terms or conditions that apply to the 
activity. 

D – Discretionary. Requires a resource consent.  The activity may be 
granted consent with or without conditions or declined at 
Council’s discretion.  The activity must comply with any 
standards, terms or conditions specified in the Plan.   

NC – Non-Complying. The activity may be granted a resource consent with or 
without conditions and is generally not anticipated within 
the zone. 

Pr – Prohibited. The activity is prohibited within the zone.  No application 
may be made for such an activity and a resource 
consent cannot be granted for the activity. 
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Table 12.3A – Subdivision Activity Status 

 
 Zone 

Use/Activity Relevant 
Rule 

Suburban, 
High Density 

Urban & 
Urban Marae 

 

Ngati Kahu 
Subzone A & 

B 

Rural 
Residential 
& Pyes Pa 
Large Lot 

UGA 

Rural & 
Greenbelt  

Rural Marae 
Community  

Industrial and 
Commercial 

Education 
Centre  

Recreation, 
Leisure & 

Conservation 

Cross lease to 
Freehold 
subdivision 

12.4.2 P P P P P P P P 

Amendments 
to a cross 
lease, 
company lease 
or unit title plan 
to show 
additions, 
alterations or 
accessory 
buildings. 

12.4.2 P P P P P P P P 

Boundary 
adjustments, 
amalgamations 
and relocations 
of existing title 

12.4.4 C C C C C C C C 

Subdivision to 
accommodate 
lawfully 
established 
activities or 
activities 
granted a 
resource 

12.4.4 C C C C C C C C 
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 Zone 

Use/Activity Relevant 
Rule 

Suburban, 
High Density 

Urban & 
Urban Marae 

 

Ngati Kahu 
Subzone A & 

B 

Rural 
Residential 
& Pyes Pa 
Large Lot 

UGA 

Rural & 
Greenbelt  

Rural Marae 
Community  

Industrial and 
Commercial 

Education 
Centre  

Recreation, 
Leisure & 

Conservation 

consent. 

Subdivision for 
sewered 
residential 
allotments 
connected to a 
public sewer 
system 

(SEE 
ZONE) 
 

C 
(325m2 & 
100m2) 

 
12.5.2 

C 
 
 
 

12.6.2 

NC 
 
 
 

12.7.8 

D 
 
 
 

12.8.6 

D 
 
 
 

12.8.6 

C 
 
 
 

12.9.2 

NC 
 
 
 

12.10.5 

NC 
 
 
 

12.10.5 

Subdivision or 
full partitions 
for papakainga 
housing 

(SEE 
ZONE) 

C 
 

12.5.2 

C 
 

12.6.2 

D 
 

12.7.6 

D 
 

12.8.6 

C 
 

12.8.2 

D 
 

12.9.6 

NC 
 

12.10.5 

NC 
 

12.10.5 

Subdivision to 
create 
allotments in 
the Rural-
Residential 
Zone or the 
Pyes Pa West 
Urban Growth 
Area Large Lot 
Residential 
Zone. 

12.7.2 n/a n/a C 
(3000m2 min 

4000m2 
average) 

 
 

n/a n/a n/a n/a n/a 

Subdivision to 
create 
allotments for 
rural activities 
in the Rural 
Zone 

12.8.2 n/a n/a n/a C 
(2ha min 4ha 

average) 
 

n/a n/a n/a n/a 
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 Zone 

Use/Activity Relevant 
Rule 

Suburban, 
High Density 

Urban & 
Urban Marae 

 

Ngati Kahu 
Subzone A & 

B 

Rural 
Residential 
& Pyes Pa 
Large Lot 

UGA 

Rural & 
Greenbelt  

Rural Marae 
Community  

Industrial and 
Commercial 

Education 
Centre  

Recreation, 
Leisure & 

Conservation 

Subdivision in 
the Rural 
Marae 
Community 
Zone 

12.8.2 n/a n/a n/a n/a C 
(800m2 

minimum) 
 

n/a n/a n/a 

Subdivision in 
the Business 
Zone 

12.9.2 n/a n/a n/a n/a n/a C 
(no 

minimum) 

n/a n/a 

Subdivision of 
land within the 
Flood Hazard 
Policy Area 
(except 
boundary 
adjustments or 
subdivision to 
accommodate 
lawfully 
established 
activities or 
activities 
granted a 
resource 
consent) 

(SEE 
ZONE) 

RD 
 
 

12.5.4 

RD 
 
 

12.6.4 

RD 
 
 

12.7.4 

RD 
 
 

12.8.4 

RD 
 
 

12.8.4 

RD 
 
 

12.8.4 

RD 
 
 

12.10.2 

RD 
 
 

12.10.2 

Subdivision of 
land within the 
Coastal Hazard 
Erosion Policy 
Area 

 RD  
 
 

12.5.4 

n/a n/a n/a n/a n/a n/a n/a 
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 Zone 

Use/Activity Relevant 
Rule 

Suburban, 
High Density 

Urban & 
Urban Marae 

 

Ngati Kahu 
Subzone A & 

B 

Rural 
Residential 
& Pyes Pa 
Large Lot 

UGA 

Rural & 
Greenbelt  

Rural Marae 
Community  

Industrial and 
Commercial 

Education 
Centre  

Recreation, 
Leisure & 

Conservation 

Subdivision for 
heritage 
protection or 
native bush 
allotments in 
the Rural Zone 

12.8.2.8 n/a n/a n/a C 
 

C 
 

n/a n/a n/a 

Subdivision of 
land containing 
a item listed on 
the Heritage 
Register  

(SEE 
ZONE) 

D 
 

12.5.6 

D 
 

12.6.6 

D 
 

12.7.6 

D 
 

12.8.6 

D 
 

12.8.6 

D 
 

12.9.6 

D 
 

12.10.4 

D 
 

12.10.4 

Subdivision in 
within: 
• The 

Outstandin
g 
Landscape 
and 
Natural 
Features 
Policy 
Overlay 
Zone; or 

• The 
Important 
Natural 
Landscape 
Policy 
Overlay 

(SEE 
ZONE) 

n/a n/a n/a D 
 

12.8.6 

D 
 

12.8.6 

n/a n/a D 
 

12.10.4 
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 Zone 

Use/Activity Relevant 
Rule 

Suburban, 
High Density 

Urban & 
Urban Marae 

 

Ngati Kahu 
Subzone A & 

B 

Rural 
Residential 
& Pyes Pa 
Large Lot 

UGA 

Rural & 
Greenbelt  

Rural Marae 
Community  

Industrial and 
Commercial 

Education 
Centre  

Recreation, 
Leisure & 

Conservation 

Zone 

Any 
subdivision that 
involves: 
• Land partly 

within a 
Category 1 
Special 
Ecological 
Area, 
and/or  

• Land within 
10 metres 
of a 
Category 1 
Special 
Ecological 
Area 

(SEE 
ZONE) 

D 
 

12.5.6 

D 
 
 

12.6.6 

D 
 
 

12.7.6 

D 
 
 

12.8.6 

D 
 
 

12.8.6 

D 
 
 

12.9.6 

D 
 
 

12.10.4 

D 
 
 

12.10.4 

Any 
subdivision that 
involves: 
• Land partly 

within a 
Category 2 
Special 
Ecological 
Area  

• Land within 
5 metres of 

(SEE 
ZONE) 

D 
 

12.5.6 

D 
 
 

12.6.6 

D 
 
 

12.7.6 

D 
 
 

12.8.6 

D 
 
 

12.8.6 

D 
 
 

12.9.6 

D 
 
 

12.10.4 

D 
 
 

12.10.4 
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 Zone 

Use/Activity Relevant 
Rule 

Suburban, 
High Density 

Urban & 
Urban Marae 

 

Ngati Kahu 
Subzone A & 

B 

Rural 
Residential 
& Pyes Pa 
Large Lot 

UGA 

Rural & 
Greenbelt  

Rural Marae 
Community  

Industrial and 
Commercial 

Education 
Centre  

Recreation, 
Leisure & 

Conservation 

a Category 
2 Special 
Ecological 
Area 

Any 
subdivision  
wholly within a 
Category 1 or 
Category 2 
Special 
Ecological 
Area  

(SEE 
ZONE) 

NC 
 

12.5.8 

NC 
 

12.6.8 

NC 
 
 

12.7.8 

NC 
 
 

12.8.8 

NC 
 
 

12.8.8 

NC 
 
 

12.9.8 

NC 
 
 

12.10.5 

NC 
 
 

12.10.5 

Subdivision 
where 
wastewater is 
not connected 
to a Council 
operated 
system or the 
system does 
not have 
capacity to 
serve that 
subdivision. 

(SEE 
ZONE) 

NC 
 

12.5.8 

NC 
 

12.6.8 

n/a n/a n/a NC 
 

12.9.8 

n/a n/a 
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12.4 General (All Zones)  
12.4.1 Permitted Activities 
The following are permitted activities: 
(a) Those activities listed as permitted in Table 12.3A 
 
12.4.2 Permitted Activity Rules 
 
12.4.2.1 Cross lease to Freehold Subdivision 
(a) The proposed boundaries shall align with those 

exclusive use area boundaries on the cross lease 
plan. 

(b) Services must be provided in accordance with Rule 
10.14.2. 

(c) Appropriate easements must be provided to protect 
services. 

 
12.4.2.2 Amendments to a cross lease, company lease or 

unit title plan  
(a) The amendments must be for the purpose of showing 

additions, alterations or accessory buildings. 
(b) The addition and/or alteration must be either 

permitted or otherwise lawfully established. 
 
12.4.3 Controlled Activities 
The following are controlled activities: 
(a) Boundary adjustments 
(b) Allotments to accommodate other activities 
 
12.4.4 Controlled Activity Rules 
 
12.4.4.1 Boundary Adjustments  
(a) No additional allotments shall be created.  
(b) Minimum area requirements shall not apply. 
(c) The boundary adjustment shall leave an allotment(s) 

with the same or similar areas 
(d) The boundary adjustment will not lead to, nor 

increase the degree of, non-conformity of any 
existing lot(s) with the subdivision provisions for the 
zone 

 
12.4.4.2 Allotments to Accommodate other Activities 
(a) Allotments may be created to accommodate an 

activity for which a resource consent has been 
granted or where the use is not a permitted activity in 
the Plan, but has been otherwise lawfully established 
under s.10 of the Resource Management Act 1991. 

(b) Allotments shall be designed to ensure that the 
principal use and all ancillary buildings and 
activities can be accommodated and fully 
serviced, that the use can comply with the 
conditions of any land-use consent, and, in the 
case of a network utility, is of sufficient size to 
allow any required landscaping or amenity works.  
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There is no minimum site area requirement for an 
allotment. 

(c) Any remaining balance area shall comply with the 
minimum allotment size. in the zone in which the 
subdivision is located. 

(d) Allotments may be created to accommodate a 
network utility which complies with the relevant rules 
in Chapter 10 (network utilities). 

 
12.4.5 Controlled Activities – Matters of Control and 

Conditions 
In determining whether to grant consent and what conditions, if 
any to impose Council will have regard to the following: 
 
(a) Imposition of any conditions in accordance with 

section 108, 220 and 221 of the Resource 
Management Act 1991. 

 
 
12.4.6 Restricted Discretionary Activities 
The following are restricted discretionary activities: 
 
(a) Change of tenure or updates to titles and plans that 

do not comply with a permitted rule. 
(b) Subdivisions which do not comply with a Controlled 

rule. 
 
12.4.7 Restricted Discretionary Activities – Matters 

of Discretion and Conditions 
In determining whether to grant consent and what conditions, if 
any to impose Council will have regard to the following: 
 
(a) The relevant objectives and policies relating to 

subdivision. 
(b) The provisions and location of services. 
(c) The extent to which the non-compliance will 

adversely affect the character and amenity of the 
underlying zone. 

 
12.4.8 Discretionary Activities 
The following are discretionary activities: 
(a) Activities not listed as Controlled or Restricted 

Discretionary Activities. 
 
12.4.9 Discretionary Activities – Considering 

Discretionary Activities 
In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan. In 
addition the Council will have particular regard to the matters 
below: 
 
(a) Any potential adverse effects on servicing or the 

character and amenity of the underlying zone 
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12.5 Residential Zones  
12.5.1 Controlled Activities 
The following are controlled activities: 
(a) Those activities identified as controlled in Table 

12.3A 
 
12.5.2 Controlled Activity Rules 

 
12.5.2.1 Area Specific Subdivision Lot Size and Frontage 

Requirements  
 
(a) Subdivision for sewered residential allotments in the 

Suburban Residential Zone, High Density Urban 
Zone and Urban Marae Community Zone. 

Suburban & 
Urban Marae 

High Density 
Urban 

Minimum allotment size: 

325m² nett site 
area 

100m2 gross 
site area 

Minimum allotment 
frontage: 

2.7m 

 

(b) Subdivision for sewered residential allotments on 
Suburban zoned land north of State Highway 2 
and east of Bethlehem Road: 

Minimum allotment size: 325m² nett site 
area 

Minimum allotment 
frontage: 

2.7m 

Average allotment size: 600m² nett site 
area 

 

(c) Subdivision for sewered residential allotments on 
Suburban Zoned land in the Pyes Pa West Urban 
Growth Area, not identified as Medium-Rise 
Policy Area, shall meet the following:  

Minimum allotment size 325m2 nett site 
area 

Minimum allotment 
frontage 

2.7m 

Average Yield Not less than 15 
lots per hectare 

 

Note: Subdivisions that do 
not meet a Controlled 
Activity rule will be 
considered Restricted 
Discretionary Activities 
(unless identified 
otherwise). 

 

Note: Subdivision that 
does not comply with 
minimum lot size 
requirements in the 
Suburban Residential and 
High Density Urban 
Residential Zone will be 
considered a 
Discretionary Activity. 
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(The average yield shall be taken over the whole 
of the area zoned Suburban excluding the 
Medium-Rise Policy Area subject to Rule 
12.5.2.1(d) below) 

(d) Subdivision for sewered residential allotments on 
Suburban Zoned land in the Pyes Pa West Urban 
Growth Area identified as Medium-Rise Policy 
Area, shall meet the following:  

 

 

 

 

 

 

(The average yield shall be taken over the whole 
of the area zoned Suburban Residential, Medium-
Rise Policy.) 

i) Subdivision in the Pyes Pa West Urban Growth 
Area (SP13) development shall proceed in 
accordance with the staged development plan 
shown in Part C, Section 7, Diagram 6. The 
minimum average yield for residential 
subdivision in the Residential A Zone and in 
the Residential A Medium Rise Policy Area in 
the Pyes Pa West Urban Growth Area shall be 
15 independent dwelling unit equivalents per 
hectare.  

ii) This will be measured as an average over the 
current and any preceding development stages 
shown on Diagram 6 and shall be met for the 
current and any preceding development stages 
prior to final subdivision consent (by way of a 
certificate pursuant to Section 224, RMA), or 
land use consent, being granted for any area 
within a subsequent stage. Development of 
residential activities (whether by land use or 
subdivision (under Rule 12.5.2.1(d))) of a 
subsequent stage may proceed to a consent 
process when the following trigger level for 
development is reached: refer to Chapter 14 
Appendix 14A. 

(e) Subdivision for sewered residential allotments on 
Residential A Zoned land west of Bethlehem 
Road and Moffat Road shall meet the following 
specific standards and terms; 

Minimum allotment size No minimum 

Minimum allotment 
frontage 

3m 

Average yield Not less than 20 
lots per hectare 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Subdivisions that do 
not comply with this rule 
will be considered Non-
Complying Activities. 
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i) Minimum Number of Allotments for First 
Residential Subdivision in the West Bethlehem 
Urban Growth Plan area (see SP12): is 50 
allotments. After not less than 50 allotments have 
received Section 224 Certification under the 
Resource Management Act 1991, this rule shall 
no longer apply to further subdivision in the Urban 
Growth Plan area. 

12.5.2.2 Design Assessment: 
(a) Allotments shall be designed to demonstrate that it 

shall be practicable to construct on all proposed 
allotments, as a permitted activity, a dwelling that 
does not contravene any permitted activity condition 
for the underlying zone.  

(b) Any application for subdivision of three or more lots 
must also provide an assessment in relation to the 
surrounding area describing: 

(i) The surrounding pattern of subdivision. 
(ii) Existing land uses on site. 
(iii) The location and use of existing buildings on 

adjoining land. 
(iv) Abutting street and path widths. 
(v) The location and type of vegetation. 
(vi) Location, distance and type of any nearby 

public open space and recreational facilities. 
(vii) Direction and distances to local shops and 

community facilities. 
(viii) Directions and walking distances to public 

transport routes and stops. 
(ix) Direction and walking distances to existing 

neighbourhood centres and any areas of 
employment. 

(x) Existing transport routes, including collector, 
arterial roads and streets connecting 
neighbourhoods. 

(xi) Local street network including potential 
connections to adjacent subdivisions. 

Minimum allotment size 325 m2  

Minimum allotment 
frontage 

2.7m 

Gross allotment yield 15 allotments per 
hectare within 
Area B and 20 
allotments per 
hectare within 
Area A (as shown 
on the Urban 
Growth Plan) 
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(xii) Pedestrian, bicycle and shared paths 
identifying whether their primary role is 
neighbourhood or regional access. 

(xiii) Any places of cultural significance.  
(xiv) Natural features including trees and other 

significant vegetation, drainage lines water 
courses, wetlands, ridgelines and hill tops. 

 
The application shall demonstrate how the proposed subdivision 
integrates with those matters identified in the design assessment. 
 
12.5.2.3 Contaminated Land 
The application shall address any contaminated land issues 
relevant to the site. Refer to the requirements of Rule 19.11.2. 
 
12.5.2.4 Staging 
Where staged subdivision is proposed the extent of the stages 
and the order of those stages shall be clearly identified. 
 
12.5.2.5 Special Landscaping Provision North-East 

Bethlehem 
Any subdivision of land adjoining the southern boundary of 
the Ngati Hangarau Rural Marae Community Zone shall 
provide landscaping comprising a mix of trees, shrubs and 
ground cover, contiguous to, and to a minimum width of 2m 
measured from the zone boundary. Close boarded fences or 
boundary walls of solid construction shall not be included 
within this landscape strip or along the zone boundary. Such 
landscaping shall be established and maintained at the 
developer’s or landowner’s expense and shall be a condition 
of the consent. 

12.5.2.6 Traffic Safety and Roading Matters for Pyes Pa 
East/ Pyes Pa West 

 
(a) Any new subdivision adjoining State Highway 29 

between Pyes Pa Road and Oropi Road shall provide 
access to each new allotment by new local or 
collector roads, and shall provide for a segregation 
strip along the State Highway frontage of 0.1m wide. 

(b) Any new subdivision adjoining the Route K 
Extension between State Highway 29 and Pyes Pa 
Road shall provide a segregation strip of 0.1m to 
prevent vehicular access onto Route K. 

(c) Works to connect the existing formation of 
Kennedy Road with any new roading in the Pyes 
Pa West Urban Growth Area shall not be 
undertaken until: 

i) Construction of the full length of the Route K 
extension (from SH29 through to Pyes Pa Road) 
has been completed and the road is operational; 
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ii) Kennedy Road (including its intersection with 
Pyes Pa Road) has been upgraded to collector 
road status. In the event that the Kennedy Road 
extension is requested to be completed ahead of 
Council's approved roading programme, the cost 
of the road upgrading works shall be borne fully 
by the developer requesting construction of the 
extension.  Thereafter, the developer will be 
reimbursed for the value of any SIF's collected in 
respect of other land served by the works 
concerned (in accordance with the SIF schedule), 
as and when such SIF's are collected. 

12.5.2.7 Traffic Calming and Pedestrian and Cycle Links in 
Suburban Residential and High Density Urban 
Zones and Urban Marae Community Zone 
Subdivisions 

(a) New roads which are to function as local streets 
and cul-de-sac in the roading hierarchy shall be 
designed and constructed to achieve a low-speed 
traffic environment incorporating the use of 
physical speed-control devices: 
(i) Where physical speed humps are to be 

used, they shall generally conform to the 
Watts profile 

(ii) Where road narrowing or "throats" are to be 
used, they shall reduce the carriageway 
width to not less than 4m 

(iii) Where chicanes are to be used, they shall 
be landscape planted, used in pairs and 
incorporated into the general roading 
alignment. 

(b) All speed-control devices shall have authorised 
signs at each approach and shall have a 
streetlight above the device. Landscape planting 
shall be low-growing to a height less than 0.8m 
measured above the carriageway level. Intrusions 
into traffic lanes shall be marked by approved 
reflective devices 

(c) Where a subdivision creates new roads the 
subdivision shall be designed and constructed to 
provide pedestrian and cycle links by way of cycle 
lanes and footpaths to connect to any existing or 
proposed pedestrian and cycle links that adjoin 
the land being subdivided or which are shown in 
the Urban Growth Plan (Section 8, Part C) within 
which the land is situated, or which will provide 
physical access to a neighbourhood reserve from 
any new allotment. 

 
12.5.2.8 Connections to the Road Network  
All subdivision on land identified as requiring a road 
connection between existing roads (see Diagram 1, Road 
Hierarchy, Section 7, Part C) shall form and construct that 
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part of the road connection that lies within the area to be 
subdivided. The required road shall generally follow the 
proposed road alignment shown on the Road Hierarchy 
Diagram. 

12.5.2.9 Restoration Policy Overlay Zone 
Subdivisions of land that falls within this zone shall ensure they 
enhance the linkages between native vegetation, fauna habitats, 
natural features, landforms, waterways and associated 
indigenous vegetation  

 
12.5.2.10 Services 
Every allotment shall be provided with services in accordance 
with Rule 10.14.1 

12.5.2.11 Building Platform Requirements in Papamoa 
All new allotments from Sunrise Avenue eastwards, shall be 
designed to ensure minimum building platforms of RL 5 
metres (above Moturiki Datum). 

12.5.2.12 Allotments Served by a Shared Access 
 
Allotments that are to be served by a shared legal access 
(private rights-of-way, private accessway or legal access lot) 
shall be designed to take into account Rule 14.5.7 

12.5.2.13 Compliance with Urban Growth Plans: Suburban 
Residential Zone 

 
(a) Subdivision within a Suburban Residential Zone in 

an Urban Growth Area, shall provide the level of 
services defined and shown on the relevant Urban 
Growth Plan (Section 8, Part C). 

(b) Minor amendment can be made to the design, layout 
and construction of services required by Rule 
10.14.1 where the applicant provides written 
evidence to the Council at the time of lodging the 
application for resource consent, that persons or 
bodies who may be adversely affected by proposed 
amendments have been consulted, and the reasons 
for the proposed amendments are clearly 
documented.  

(c) Comprehensive subdivision within the Pyes Pa 
West Urban Growth Area Residential A Zone 
(including the Medium Rise Policy Area) shall be 
in full compliance with the Pyes Pa West Urban 
Growth Plan (SP13), including the provision of: 

(i) public neighbourhood (passive) reserves to the 
areas identified on UGP13 and in accordance 
with Tauranga City Council's Best Practice 
Guide for Neighbourhood Reserves. 
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(ii) roading, servicing and other linkages with 
adjoining land as identified on SP13, regardless 
of the current zoning of such adjoining land. 

12.5.2.14 Stormwater Management, Pyes Pa West Urban 
Growth Area  

For all subdivisions in the Pyes Pa West Urban Growth Area, 
infrastructure for the management of the quantity and quality 
of stormwater to be discharged from the site shall be 
designed and constructed to ensure: 

(a) The 50-year ARI flood peaks from each development 
area are to be no greater than 50% of the pre-
development peak runoff rates (i.e., pastoral land 
use).  

(b) The 2-year ARI flood peaks shall be reduced to 30% 
of the pre-development peak runoff rates.   

(c) Sediment and contaminants are removed in 
accordance with industry standard practice.  

12.5.2.15 Special Subdivision Rules For West Bethlehem 
Urban Growth Area  

 
(a) Any new subdivision adjoining State Highway 2 

between Bethlehem Road and Carmichael Road 
shall provide access to each new allotment by 
new local or collector roads. 

(b) Any new subdivision shall not be permitted direct 
vehicular access from the State Highway, and 
shall provide for a segregation strip along State 
Highway frontage of 0.1m wide, vested in the 
Crown. 

(c) Where any part of the allotment is within 20 
metres of the western and northern boundaries of 
the Bethlehem Commercial Business Zone, 
subdivisions shall provide for the following: 

i) A building line restriction shown on the survey 
plan to exclude residential dwellings and 
educational facilities within 5 metres from the 
Bethlehem Commercial Business Zone 
boundary north side of State Highway 2; 

ii) A consent notice on certificates of title to 
make people aware of the legitimate business 
activities and potential service lane 
noise/disturbance on the nearby Bethlehem 
Centre site; and 

iii) A consent notice on certificates of title to 
advise potential building developers of the 
acoustic standards that will apply to the 
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habitable rooms of any residential dwelling 
within 20 metres of the Western or Northern 
boundary of the Bethlehem commercial 
Business Zone, north side of State Highway 
2). 

 
12.5.3 Controlled Subdivision - Matters of Control 

and Conditions 
For all controlled subdivisions the matters over which Council 
reserves control and may impose conditions on are: 

(a) The shape and orientation of proposed allotments 
(b) Provision and location of landscaping within the 

subdivision. 
(c) Any restoration planting required where the 

subdivision is wholly or partly within a Restoration 
Policy Overlay Zone  

(d) Management or reservation of riparian areas 
(e) Provision, location and vesting of recreation 

reserves, esplanade reserves or strips. 
(f) Provision of appropriate legal access. 
(g) The management of any contaminated land within 

the proposed subdivision. 
(h) Provision, location and type of easements  
(i) Location, design and suitability of building 

platforms including any geotechnical, natural or 
man-made hazard matters. 

(j) The design, alignment, layout and orientation of: 
i) vehicle access to allotments. 
ii) pedestrian walkways, cycleways and roads 

through the subdivision,  to adjoining 
neighbourhoods or to public reserve areas.   

(i) Whether conditions are required to facilitate 
and/or safeguard future access to adjoining sites 
or areas from local roads, cycleways and 
pedestrian accessways 

(j) The extent and sequence of proposed staging. 
(k) The provision and location of services to, and 

within the subdivision. 
(l) The management of construction works. 
(m) The extent of proposed earthworks and any on 

site and off site localised silt or sedimentation 
issues. 

(n) The provision of a bond for the purpose of 
remedial, restoration or maintenance work of 
existing Council assets or assets proposed to be 
vested in Council.. 

(o) The design, layout and construction of services 
infrastructure in relation to Urban Growth Plans 
(see Section 8, Part C). 

(p) Applying a consent notice to the certificate of title 
of the subject lot to require the planting and 
maintenance of the escarpments or the wetland. 
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(q) The identification, management or protection of 
archaeological sites and the need for 
archaeological authority under the Historic Places 
Act 1993 to damage, modify or destroy an 
archaeological site. 

 
12.5.4 Restricted Discretionary Activities  
The following are restricted discretionary activities: 
 
(a) Subdivision listed as a controlled activity that does not comply 

with a controlled activity rule; or 
(b) Subdivision listed as a Restricted Discretionary Activity in 

Table 12.3A. 
 
12.5.5 Restricted Discretionary Activities – Matters of 

Discretion and Conditions  
In determining whether to grant or refuse consent and what 
conditions, if any, to impose the Council will have regard to the 
following: 
 
12.5.5.1 General 
The extent to which the non-compliance will: 
 
(a) Be consistent with the relevant subdivision objectives 

and policies;  
(b) Adversely affect on site amenity values; 
(c) Adversely affect the ability to achieve or provide safe, 

efficient and direct access for pedestrian, bicycles 
and vehicles through and between the subdivision; 

(d) Adversely affect the anticipated level of service of any 
Urban Growth Plan; 

(e) Adversely affect existing and/or future infrastructure 
service capability upstream and downstream of the 
subdivision or within the site. 

 
12.5.5.2 For subdivision in natural hazard areas: 
The extent to which the non-compliance will: 
 
(a) Adversely affect the extent to which the subdivision 

and any subsequent use of the land is likely to 
accelerate, worsen or result in material damage to 
that land or any adjoining land. 

 
12.5.6 Discretionary Activities 
The following are discretionary activities: 
 
(a) Any subdivision listed as a Discretionary Activity in 

Table 12.3A. 
(b) Subdivision which creates undersized allotments in 

the Suburban Residential and High Density Urban 
Residential Zone. 
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(c) Subdivision not listed as a Controlled, Restricted 
Discretionary or Non-Complying Activity. 

 
12.5.7 Discretionary Activities – Matters of Discretion 

and Conditions 
In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan: 
 
12.5.8 Non–Complying Activities 
 
(a) Subdivision that does not meet the requirements of Rule 

12.5.2.1(d)(ii). 
(b) Subdivision for residential allotments (other than boundary 

adjustments or relocation of existing title) that will not be 
connected to Council owned reticulated wastewater system. 

(c) Subdivision of land wholly within a Special Ecological Area. 
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12.6 Ngati Kahu Papakainga Zone – Subzone A & B 
12.6.1 Controlled Activities 
The following are controlled activities: 
 
(a) Those activities listed as controlled in Table 12.3A 
 
12.6.2 Controlled Activity Rules 
 
12.6.2.1 Services 
All proposed allotments shall be serviced in accordance with 
Rule 10.14.1 
 
12.6.2.2 Restoration Policy Overlay Zone 
Subdivision within this zone shall ensure they enhance the 
linkages between native vegetation, fauna habitats, natural 
features, landforms, waterways and associated indigenous 
vegetation  
 
12.6.2.3 Urban Growth Structure Plans 
Subdivision or partition applications shall provide for the level of 
services defined on Urban Growth Plan SP12. 
 
12.6.3 Controlled Subdivision - Matters of Control 

and Conditions 
For all controlled subdivisions the matters over which Council 
reserves control and may impose conditions on are: 
 
(a) Those relevant matters under Rule 12.5.1. 
 
12.6.4 Restricted Discretionary Activities 
The following are restricted discretionary activities: 
 
(a) Applications for subdivision or partition for 

papakainga housing that does not meet a controlled 
activity rule. 

(b) Subdivision listed as a Restricted Discretionary 
Activity in Table 12.3A. 

 
12.6.5 Restricted Discretionary Activities – Matters of 

Discretion and Conditions  
In determining whether to grant or refuse consent and what 
conditions, if any, to impose the Council will have regard to the 
following: 
 
12.6.5.1 General 
The extent to which the non-compliance will: 
 

Note: Subdivisions that do 
not meet a Controlled 
Activity rule will be 
considered Restricted 
Discretionary Activities 
(unless identified 
otherwise). 
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(a) Be consistent with the relevant objectives and 
policies.  

(b) Adversely affect on site amenity values. 
(c)  Adversely affect the ability to achieve or provide 

safe, efficient and direct access for pedestrian, 
bicycles and vehicles through and between the 
subdivision. 

(d) Adversely affect the anticipated level of service of any 
Urban Growth Plan. 

(e) Adversely affect future or existing service capability 
upstream and downstream of the subdivision. 

 
12.6.5.2 For subdivision in natural hazard areas: 
The extent to which the non-compliance will: 
 
(a) Adversely affect the extent to which the subdivision 

and any subsequent use of the land is likely to 
accelerate, worsen or result in material damage to 
that land or any adjoining land 

 
12.6.6 Discretionary Activities 
The following are discretionary activities: 
 
(a) Any subdivision listed as a Discretionary Activity in 

Table 12.3A 
(b) Any subdivision not listed as a Controlled, Restricted 

Discretionary or Non-Complying Activity. 
 
12.6.6.1 Considering Discretionary Activities 
In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan: 
 
12.6.7 Non-Complying Activities 
The following are non-complying activities: 
 
(a) Subdivision to excise secondary dwellings. 
(b) Subdivision of land wholly within a Special Ecological 

Area. 
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12.7 Large Lot Residential Zones & Rural Residential Zone 
12.7.1 Controlled Activities 
The following are controlled activities: 
 
(a) Those activities listed as controlled in Table 12.3A. 
 
12.7.2 Controlled Activity Rules 
 
12.7.2.1 Subdivision Lot Size and Frontage Requirements 
Allotments in the Rural-Residential Zone and the Pyes Pa West 
Urban Growth Area Large-Lot Residential Zone 
 

Minimum gross 
allotment area: 

3000m² 

Average gross 
allotment area for 
Rural - Residential 
subdivision: 

Not less than 
4000m² 

Minimum access 
width to a lot: 

4m 

 

12.7.2.2 Design Assessment  
Allotments shall be designed to demonstrate that it shall be 
practicable to construct on all proposed allotments, as a 
permitted activity, a dwelling that does not contravene any 
permitted activity condition for the underlying zone. 

 
12.7.2.3 Contaminated Land 
The application shall address any contaminated land issues 
relevant to the site. Refer to the requirements of Rule 19.11.2. 
 
12.7.2.4 Restoration Policy Overlay Zone 
Subdivision within this zone shall ensure they enhance the 
linkages between native vegetation, fauna habitats, natural 
features, landforms, waterways and associated indigenous 
vegetation  
 
12.7.2.5 Landscape Assessment 
A landscape assessment shall be submitted with all 
subdivision applications which shall: 

(a) Identify and describe any natural and landscape 
features characteristics of the site. 

(b) Describe the significance of the site in context 
with the surrounding environment 

(c) Identify how the subdivision will mitigate adverse 
effects or provide positive effects on the 
landscape through: 
i) Controlling the siting, bulk and location of 

Note: Subdivisions that do 
not meet a Controlled 
Activity rule will be 
considered Restricted 
Discretionary Activities 
(unless identified 
otherwise). 

 

 

 

Note: Subdivisions that 
do not meet this rule in 
the Rural Residential 
Zone will be considered 
as a Discretionary 
Activity (unless 
identified otherwise). 
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buildings 
ii) The location and design of roading and 

associated services and earthworks 
iii) Planting of vegetation and/or landscaping on 

public and private lands 
iv) Protection of features of landscape significance 

or heritage 
v) Location and design of fencing. 
 

In addition for subdivision on the Eastern Side of Cambridge 
Road: 

(d) Identify how the visual impact of Rural-Residential 
development, particularly dwellings, when viewed 
from the eastern banks of the Kopurererua Stream is 
minimised and the open- space character of the 
zone and Kopurererua Valley is maintained. 

In addition for subdivision on the Western Side of Cambridge 
Road and Moffat Road: 

(e) Identify how the visual impact of Rural-Residential 
development, particularly dwellings, and 
earthworks associated with dwellings, vehicular 
access and stormwater control devices when 
viewed from the eastern bank of the Wairoa River 
are mitigated and the open-space character of the 
Wairoa Valley is maintained. 

(f) Where future dwellings will be seen from the 
eastern bank of the Wairoa River Building 
platforms specifying the bulk and location of a 
dwelling on that allotment must be identified on a 
scheme plan of subdivision. 

(g) The identification of building platforms shall take 
into account: 
i) Proximity of the allotment to the eastern bank 

of the Wairoa River 

ii) Elevation of the allotment in relation to the 
eastern bank of the Wairoa River 

iii) Existing vegetation and its ability to screen or 
mitigate the visual effects of the building on 
the river landscape, should that vegetation be 
retained 

iv) The backdrop against which buildings are 
seen when viewed from the eastern bank of 
the Wairoa River. 

In addition for subdivision within the Oropi Road area: 

(h) Identify how archaeological sites will be 
protected. 

(i)  Identify future building platforms. 
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(j) Provide a minimum 10 metre width of, 
indigenous planting on the outside of the 
esplanade reserve and the provision of safe, 
visible pedestrian access along the esplanade 
reserve adjoining Waiorohi and Waimapu 
Streams.  

(k) Provide for indigenous planting to a width of 2 
metres around  any stormwater ponds and 
drains. 

(l) Identify pedestrian and bicycle access ways that 
provide physical links through the zone and in 
particular provide access from Phillips Drive to 
Wood Road, and Phillips Drive to the Waiorohi 
Stream esplanade reserve. All pedestrian and 
bicycle accessways should have a minimum 
legal width of 5 metres. 

(m) Provide for pedestrian access points to the 
Waiorohi and Waimapu Streams. 

(n) Fencing associated with a common boundary 
between a private allotment and a reserve, 
accessway or cycleway shall be no greater than 
1.2 metres in height and limited to a rural style, 
'post-and-wire' or 'post-and-rail' design. 

In addition for subdivision within the Ohauiti Road, Kaitemako 
Road and Waikite Road areas 

(o) Demonstrate how the visual quality of the rural 
backdrop beyond the zone when viewed from the 
urban areas of the District is not unduly 
compromised particularly where future development 
will be located along or within close proximity to 
ridgelines. 

In addition for subdivision within the Pyes Pa West Urban 
Growth Area 

(p) Provide landscaping that maintains and enhances 
the visual quality of the escarpment and the 
openness of the low land lake area when viewed 
from the surrounding area. 

(q) Identify the location of building platforms on 
allotments ensuring that those platforms are not 
located within 20m of an escarpment as shown 
on an approved subdivision plan.  

(r) Identify archaeological sites located within the 
zone and how these will be managed. 

 
12.7.2.6 Services 
Every allotment shall be provided with services in accordance 
with Rule 10.14.1. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Note: Subdivision that 
creates allotments to 
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12.7.3 Controlled Subdivision – Matters of Control and 

Conditions 
For all controlled subdivisions the matters over which Council 
reserves control and may impose conditions on are: 

(a) The shape and orientation of proposed allotments 
(b) Any restoration planting required where the 

subdivision is wholly or partly within a Restoration 
Policy Overlay Zone  

(c) Management or reservation of riparian areas 
(d) Provision, location and vesting of recreation 

reserves, esplanade reserves or strips. 
(e) Provision of appropriate legal access. 
(f) The management of any contaminated land within 

the proposed subdivision. 
(g) Provision, location and type of easements  
(h) Location, design and geotechnical suitability of 

building platforms. 
(i) The design, alignment, layout and orientation of: 
(j) vehicle access to allotments. 
(k) Whether conditions are required to facilitate and/or 

safeguard future access to adjoining sites or areas 
from local roads, cycleways and pedestrian 
accessways 

(l) The extent and sequence of proposed staging. 
(m) The location and design of services to and on the 

site. 
(n) The management of construction works. 
(o) The location and design of bicycle, pedestrian and 

vehicle accessways. 
(p) Location of building platforms on site in the interests 

of hazard management, service location and visual 
integration. 

(q) Fencing design and location 
(r) Any consent notice requirements. 
(s) Those matters to which the landscape assessment is 

required to have regard to. 
 
12.7.4 Restricted Discretionary Activities 
The following are restricted discretionary activities: 
 
(a) Subdivision listed as controlled that do not meet a 

controlled activity rule. 
(b) Subdivision listed as Restricted Discretionary 

Activities in Table 12.3A 
 
12.7.5 Restricted Discretionary Activities – Matters of 

Discretion and Conditions  
In determining whether to grant or refuse consent and what 
conditions, if any, to impose the Council will have regard to the 
following: 
 

serviced by a reticulated 
wastewater disposal 
system in the Rural 
Residential Zone will be 
considered a Non-
Complying Activity. 
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12.7.5.1 General 
The extent to which the non-compliance will: 
 
(a) Be consistent with the relevant subdivision objectives 

and policies.  
(b) Adversely affect on site amenity values. 
(c) Adversely affect the ability to achieve or provide safe, 

efficient and direct access for pedestrian, bicycles 
and vehicles through and between the subdivision. 

(d) Adversely affect the anticipated level of service of any 
Urban Growth Plan. 

(e) Adversely affect future or existing service capability 
upstream and downstream of the subdivision. 

 
12.7.5.2 For subdivision in natural hazard areas 
The extent to which the non-compliance will: 
 
(a) Be consistent with the relevant subdivision objectives 

and policies.  
(b) Adversely affect the extent to which the subdivision 

and any subsequent use of the land is likely to 
accelerate, worsen or result in material damage to 
that land or any adjoining land 

12.7.6 Discretionary Activities 
The following are discretionary activities: 
 
(a) Subdivision that creates undersized allotments in 

the Rural Residential zone. 
(b) Subdivision or full partitions for papakainga 

housing. 
(c) Subdivision listed as a Discretionary Activity in 

Table 12.3A 
 
12.7.7 Discretionary Activities – Matters of Discretion 

and Conditions 
In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan: 
 

12.7.8 Non – Complying Activities 
The following are non-complying activities: 
 
(a) Subdivision that will excise a secondary dwelling. 
(b) Subdivision that creates allotments to be serviced 

by a reticulated wastewater disposal system. 
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12.8 Rural and Greenbelt Zone and Rural Marae Community 

Zone 
12.8.1 Controlled Activities 
The following are controlled activities: 
 
(a) Those activities listed as controlled in Table 12.3A. 
 
12.8.2 Controlled Activity Rules 
 
12.8.2.1 Subdivision Lot Size and Access Requirements  
For Rural Allotments in the Rural Zone And Greenbelt Zone 
 
 
Average allotment size 4ha 

Minimum allotment size 2ha 

 

Minimum legal width of any 
access lot, right-of-way or 
private way 

6m 

 

12.8.2.2 Design Assessment 
Allotments shall be designed to demonstrate that it shall be 
practicable to construct on all proposed allotments, as a 
permitted activity, a dwelling that does not contravene any 
permitted activity condition for the underlying zone. 
 
12.8.2.3 Contaminated Land 
The application shall address any contaminated land issues 
relevant to the site. Refer to the requirements of Rule 19.11.2. 
 
12.8.2.4 Restoration Policy Overlay Zone 
Subdivision within this zone shall ensure they enhance the 
linkages between native vegetation, fauna habitats, natural 
features, landforms, waterways and associated indigenous 
vegetation  
 
12.8.2.5 Landscape Requirements  
Landscape assessments (prepared by a qualified landscape 
architect) shall be submitted in the following instances and 
include: 
 
For the Wairoa River Valley (between State Highway 2 and the 
Tauranga District boundary at Tauriko) : 

(a) Identify and describe the landscape characteristics 

Note: Subdivisions that do 
not meet a Controlled 
Activity rule will be 
considered a Restricted 
Discretionary Activity 
(unless identified 
otherwise). 

 

 

 

Note: Subdivisions that do 
not meet this rule will be 
considered a 
Discretionary Activity. 
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of the site and any features of special landscape 
significance to the surrounding environment 

(b) Recommend any conditions necessary to mitigate 
adverse effects or provide positive effects on the 
landscape including: 
i) Controls on the siting, bulk and location of 

buildings, earthworks and vegetation removal 
ii) Location and design of roading and associated 

services 
iii) Planting of vegetation and/or landscaping on 

public and private lands 
iv) Protection of features of landscape significance or 

heritage 
v) Location and design of fencing 
 

For the Western side of Moffat Road-Cambridge Road: 

(c) Landscape provisions to ensure the visual impact of 
rural development, particularly dwellings, when 
viewed from the eastern bank of the Wairoa River is 
minimised and the open-space character of the 
Wairoa Valley is maintained 

(d) Building platforms specifying the bulk and location 
of a dwelling on an allotment should be identified on 
a Scheme Plan of subdivision.  This applies where 
the allotment is to be located in such a position that 
a complying dwelling would be visible from the 
eastern bank of the Wairoa River 

(e) The identification of building platforms should take 
into account: 
i) Proximity of the building site to the eastern 

bank of the Wairoa River 
ii) Building site elevation in relation to the eastern 

bank of the Wairoa River 
iii) Retention of existing vegetation and its ability to 

screen or mitigate the visual effects of the 
building on the river landscape. 

iv) The backdrop against which buildings are seen 
when viewed from the eastern bank of the 
Wairoa River. 

 
For the Matapihi Coastal Landscape Policy Area 

(f) Identify and describe the landscape 
characteristics of the site and to what extent the 
activity will impact on the coastal landscape 

(g) Recommend measures to avoid, remedy or 
mitigate the adverse effects of the activity on the 
coastal landscape of Matapihi including: 
(i) Controls on the bulk and location of 

buildings, earthworks and vegetation 
removal 

(ii) The location and design of driveways and 
associated services 

(iii) Planting of vegetation and landscaping on 
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the public and private lands 
(iv) Protection of prominent landscape and/or 

heritage features 
(v) The location and design of fencing. 
 

12.8.2.6 Subdivision in the Rural Marae Community Zone  
(a) The allotment size shall be not less than 800m² or such 

greater area that is required to service the site by an 
approved on-site effluent treatment disposal system 

(b) Allotments may be created for up to 10 papakainga and/or 
residential dwelling unit equivalents within the zone.  

(c) Allotments may be created for up to 50 papakainga and/or  
independent dwelling units within the Hunghungatoroa 
Rural Marae Community Zone. 

(d) Allotments may be created for up to 50 papakainga and/or  
independent dwelling units within the Waikari Rural Marae 
Community Zone.  

12.8.2.7 Service Provision  
All subdivision shall be provided with services in accordance 
with Rule10.14.1 

12.8.2.8 Heritage Protection or Indigenous Vegetation Lots 
(a) An allotment may be created for residential 

purposes in conjunction with the legal protection in 
perpetuity of a heritage feature or indigenous 
vegetation area 

(b) The residential portion of the allotment shall 
contain an area of land not greater than 2500m² 
exclusive of the heritage feature or indigenous 
vegetation area.  The balance area of the land 
being subdivided shall be a complying allotment(s) 
in the Rural Zone 

(c) A heritage report prepared by a suitably qualified 
consultant shall be submitted as part of the 
subdivision application detailing attributes of the 
heritage feature or indigenous vegetation area and 
recommending any measures needed to maintain 
these attributes for the benefit of the community.  
The implementation of any recommended 
measures may be achieved by way of a condition 
imposed on the subdivision consent.  All costs 
associated with such measures shall be met by 
the applicant 

(d) Legal protection of the heritage feature or 
indigenous vegetation area shall be achieved by a 
condition of subdivision consent requiring a legal 
instrument acceptable to Council being registered 
on the title of the subject land. All relevant consent 
documents are to be prepared by the Council’s 
solicitors with all costs being borne by the 
applicant 

 

 

 

 

Note: Subdivision for more 
than 10, but less than 30, 
papakainga and/or 
residential units is a 
Restricted Discretionary 
Activity under Rule 12.8.4 
(unless otherwise provided 
for) 
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(e) "Heritage feature" in this context means any 
natural, built or cultural heritage feature, site or 
structure listed in either the District Plan Heritage 
Register or the Special Ecological Site Register. 

(f) "Indigenous vegetation area" in this context means 
a contiguous area of at least 2ha of wholly or 
predominantly indigenous vegetation. 

 
12.8.3 Controlled Subdivision - Matters of Control and 

Conditions  
For all controlled subdivisions the matters over which Council 
reserves control and may impose conditions on are: 

(a) The location and orientation of proposed 
allotments. 

(c) Provision of appropriate legal and physical 
access. 

(b) The provision, location and type of easements 
(c) The location and width of any road access 

particularly where additional width for the 
provision of drainage or other services and batter 
slopes if the access is either raised or cut into a 
hillside. 

(d) Any matter identified in the landscape 
assessment. 

(e) Any consent notice requirements. 
(f) Any relevant matter in accordance with Section 

108 or 220 of the Resource Management Act 
1991. 

 
In addition for all controlled subdivisions in the Greenbelt 
Zone: 

(f) Avoiding the disruption of existing green corridors 
and stormwater management systems and 
maintaining or enhancing the visual, ecological 
and physical linkages along the gully systems 

(g) Protecting natural features including landforms, 
indigenous vegetation, wetlands, and estuarine, 
stream and river habitats. 

(h) Avoiding the introduction of non-rural elements of 
landscape character. 

(h)  
12.8.4 Restricted Discretionary Activities 
The following are restricted discretionary activities: 
 
(a) Activities listed as Controlled that do not comply 

with a controlled standard or term (unless stated 
otherwise). 

(b) Activities listed as Restricted Discretionary 
Activities in Table 12.4A 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



TCC Draft City Plan – Chapter 12 Subdivision Rules  Page Number  12.39

(c) Subdivision for more than 10 but less than 30 
papkainga and/or residential dwelling unit 
equivalents within the Rural Marae Community 
zone (unless stated otherwise). 

(d) For the Ngati Hangarau Marae zone subdivision 
for more than 10 but less than 30 papkaiinga  
and/or residential dwelling unit equivalents within 
the Rural Marae Community zone. 

 
12.8.5 Restricted Discretionary Activities – Matters of 

Discretion and Conditions 
In determining whether to grant or refuse consent and what 
conditions, if any, to impose the Council will have regard to the 
following: 
 
(a) Whether the proposal would be consistent with the 

objectives and policies for the zone in which the 
proposed activity is to be located 

(b) Imposition of conditions that would avoid, remedy or 
mitigate any adverse off-site environmental effects 
arising from the activity’s non-compliance with the 
specified standard 

(c) Methods to avoid the modification, damage or 
destruction of archaeological sites as defined by 
the Historic Places Act 1993  

(d) The findings and/or recommendations of any 
landscape assessment 

 
For subdivision in natural hazard areas: 
 
(e) Adversely affect the extent to which the subdivision 

and any subsequent use of the land is likely to 
accelerate, worsen or result in material damage to 
that land or any adjoining land 

In addition, for subdivision within in the coastal environment 
and natural waterways setbacks specified in Rule 16.5.8  

(f) Whether the earthworks necessary for the 
creation of a building platform are of a scale, 
location and design to complement the rural 
character and/or significant landscape qualities of 
the area when viewed from other parts of the 
harbour coastline or waterway margins in the 
District 

(g) The extent of adverse effects on the ecological 
and habitat values existing within the setback 
area associated with the subdivision. 

(h) The extent to which earthworks, clearance or 
indigenous vegetation or removal of any 
indigenous tree (above the permitted activity 
quantities) will adversely affect the natural 
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character of the environment in the vicinity 
(i) Whether planting of vegetation will remedy or 

mitigate the adverse visual effects of the activity. 
(j) In addition, for subdivision located in the coastal 

environment and natural waterways setbacks 
specified in Rule16.5.8 Matapihi): 

(k) Whether the earthworks necessary for the 
creation of a building platform are of a scale, 
location and design that complements the rural 
character and/or significant landscape qualities of 
the area when viewed from other parts of the 
District 

(l) The extent of adverse effects on the ecological 
and habitat values existing within the setback 
area associated with the subdivision;  

(m) The extent to which earthworks, clearance of 
indigenous vegetation, or removal of any 
indigenous tree (above the permitted activity 
quantities) will adversely affect the natural 
character of the environment in the vicinity; 

(n) Whether planting of vegetation will remedy or 
mitigate the adverse visual effects of the activity; 

In addition for Subdivision for Papakainga and/or Residential 
Dwelling Units in Rural Marae Community Zones : 
 
(o) The layout and location of the building platforms on 

a site; 
(p) The location and standard of services; 
(q) Imposition of conditions that would avoid, remedy 

or mitigate any adverse off-site environmental 
effects arising from the proposed activity’s non-
compliance with the Controlled Activity rules. 

(r)  
12.8.6 Discretionary Activities  
The following are discretionary activities: 
 
(a) Subdivision listed as a Discretionary Activity in 

Table 12.4A. 
(b) Subdivision to create undersized allotments the 

Rural Zone. 
(c) Subdivision to create Council connected sewered 

allotments. 
 
12.8.7 Discretionary Activities – Matter of Discretion 

and Conditions 
In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan 
 
In addition subdivisions identified in Rule 12.8.6 will be required 
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to submit a Property Environmental Management Plan (PEMP) 
including a landscape assessment (prepared by a suitably 
qualified person) that shall: 
 
(a) Outline the environmental characteristics and 

natural and physical resources to be found on the 
site. 

(b) Outline the proposed environmental measures and 
land and/or water management practices that will 
promote sustainable management of the natural and 
physical resources of the property or adjacent 
affected ecosystems or enhancement of the area's 
rural character. 

(c) Identify and describe landscape characteristics of 
the site, and any features of special significance 

(d) Recommend any measures necessary to mitigate 
adverse effects or provide positive effects on the 
landscape including: 
i) Controls on the siting of buildings on the 

proposed lot(s) 

ii) Location and design of roading, access or other 
utilities 

iii) Landscape planting of the land 

iv) Control of earthworks 

v) Protection of features of special significance 

vi) Fencing location and design. 

(e) Recommend any relevant conditions to be 
imposed on the consent including (but not limited 
to):  

i) The retention of trees or planting of additional 
trees to maintain and enhance rural character 

ii) Fencing along natural waterways or wetland 
areas to prevent stock access 

iii) Construction of gully erosion and run-off control 
structures 

iv) Fencing of land that should be retired or 
retention of vegetation in steep gullies and in 
geotechnically unstable headwater areas or 
along the margins of the harbour, estuaries or 
streams 

v) Protective fencing around significant vegetation 
areas, particularly native bush 

vi) Retention and protection of vegetation in water 
catchment areas 

vii) The layout and distribution of lots, so the 
potential of the land for agriculture or horticulture 
on any balance area lot is not unduly 
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compromised, or smaller lots are located on land 
with little potential for primary production 

viii) Monitoring reports on the implementation and 
maintenance of the environmental measures 
and land management practices outlined in the 
PEMP or conditions on the consent 

 
12.8.8 Non-Complying Activities 
The following are non-complying activities: 
 
(a) Any subdivision in the Greenbelt Zone that is not a 

controlled activity. 
(b) Subdivision for the purpose of excising a secondary 

dwelling 
(c) Subdivision for 31 or more papakainga and/or 

independent dwelling units within a Rural Marae 
Community Zone. 

(d) Subdivision for 51 or more papakainga and/or  
independent dwelling units within the Ngati 
Hangarau Rural Marae Community Zone. 

(e) Subdivision for 51 or more papakainga and/or  
independent dwelling units within the 
Hunghungatoroa Rural Marae Community Zone. 

(f) Subdivision for 51 or more papakainga and/or  
independent dwelling units within the Waikari 
Rural Marae Community Zone. 

(g) Any subdivision, other than boundary 
adjustments, on land zoned Rural eastward of 
Parton Road. (i.e. that Rural zoned land east of the 
Future Urban Zone, and the Rural land immediately 
east of Parton Road.  See Planning Maps M10, R05, 
R06, R07, R08 and R09 
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12.9 Business Zone Subdivision 
12.9.1 Controlled Activities 
The following are controlled activities: 
 
(a) Those activities listed as controlled in Table 12.3A 
 
12.9.2 Controlled Subdivision Rules 
 
12.9.2.1 Subdivision in all Business Zones (except in the 

Port Industry Zone) 
Where allotments of 1500m2 or less are proposed a design 
assessment shall be provided to demonstrate that it is practical to 
construct on all proposed allotments, as a permitted activity, a 
building which does not contravene any permitted activity 
condition for the underlying zone. 

12.9.2.2 Contaminated Land 
The application shall address any contaminated land issues 
relevant to the site. Refer to the requirements of Rule 19.11.2. 
 
12.9.2.3 Restoration Policy Overlay Zone 
Subdivision within this zone shall ensure they enhance the 
linkages between native vegetation, fauna habitats, natural 
features, landforms, waterways and associated indigenous 
vegetation. 
 
12.9.2.4 Staging: 
Where staged subdivision is proposed the extent of the stages 
and the order of those stages shall be clearly identified. 
 
12.9.2.5 Subdivision within Gravatt Road Commercial 

Business Policy Area 
(a) Any subdivision of land within these areas shall 

be designed, approved and developed with an 
approved Concept Plan showing road access and 
amenity landscaping laid out generally in 
accordance with the Zone Urban Growth Plans 
shown in Appendix 17D. 

(b) No vehicle access shall be permitted from Domain 
Road and only from Gravatt Road at the location 
shown on the Zone Policy Plan  

(c) No vehicle access shall be permitted from Parton 
Road, other than from a road or roads to serve 
the subdivision. The location of road(s) shall be 
finalised by conditions of consent  

(d) Amenity reserve and associated landscaping shall 
be provided at a width measured from the perimeter 
zone boundary, and the road frontage to the zone as 
shown on the Zone Urban Growth Plans. 

(d) The required amenity reserve and associated 

Note: Activities that do not 
meet a Controlled Activity 
rule will be considered as a 
Restricted Discretionary 
Activity (unless identified 
otherwise). 
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landscaping shall be vested in Council as Local 
Purpose - Amenity Reserve.  No other reserves 
component of the Subdivision Impact Fee shall be 
payable on consent of this comprehensive 
subdivision, or the equivalent stage thereof 

(e) A landscape plan by a qualified landscape 
designer shall be submitted with the subdivision 
application.  The Plan shall specifically identify 
the plant species and earth-mounding works 
required to achieve a visual and acoustic screen 
to surrounding properties and roads, show 
treatment of the amenity reserve areas, and 
include a maintenance programme for two years 

(f) Establishment and maintenance of landscaping, 
in accordance with the approved landscape plan, 
shall be at the developer's cost and shall be a 
condition of consent.  The approved two-year 
landscaping maintenance programme shall be 
determined from the date on which a Section 224 
Certificate is obtained under the Resource 
Management Act 1991. 

 
12.9.2.6 Subdivision in the Poike Road Commercial 

Business Policy Area  

(a) A design assessment shall be submitted to 
demonstrate it is practical to construct on all 
proposed allotments, buildings and/or site 
development activities that meet the standards and 
terms set out in Rule 17.4.14.1 

(b) Each allotment shall be able to connect to existing 
primary stormwater infrastructure that has the design 
capacity, inclusive of the new connection, to 
accommodate flows from any five-year return period 
storm event.  For the purposes of this rule, the word 
"practicable" means capable of being connected to a 
public stormwater system, or a stormwater system 
specifically consented to by Bay of Plenty Regional 
Council (Environment BOP), that is within or 
contiguous to the land to be subdivided. 

 
12.9.2.7 Subdivision in the Bethlehem Commercial 

Business Policy Area  

(a) Any subdivision of land in the Commercial 
Business Zone west of Bethlehem Road and 
Moffat Road shall meet the following specific 
standards and terms; 

(i) The requirements of Rules 17.4.14.5 shall also 
apply to subdivision in the west Bethlehem 
Urban Growth Plan area. 

(ii) Any new subdivision adjoining State Highway 2 
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between Bethlehem Road and Carmichael Road 
shall provide access to each new allotment by 
new local or collector roads, shall not be 
permitted vehicular access from the State 
Highway, and shall provide for a segregation 
strip along State Highway frontage of 0.1m wide, 
vested in the Crown. 

12.9.2.8 Subdivision along Water Margins in the Port 
Industry Zone 

Any subdivision of a site in the Port Industry Zone that 
adjoins mean high water springs need not set aside any 
Esplanade Reserve in accordance with Section 230 of the 
Resource Management Act 1991. 

12.9.2.9 Subdivision within the Tauriko Business Estate 

(a) Any application shall demonstrate how the 
subdivision will be developed in a manner that is 
consistent with: 

(i) Tauriko Business Estate Urban Design Plan;  

(ii) Tauriko Business Estate Staging Plan; 

(iii) SP14 Tauriko Business Estate Services 
Urban Growth Plan;  

(iv) Mitigation and Landscaping Specifications; 

(vi) Mitigation, Landscaping Features and Buffer 
Zone Diagrams; 

(vii) Typical Road Plans and Cross Sections; 

(b) A Landscape Concept Plan shall be submitted 
specifying the work required to achieve the 
requirements set out in (a) above, including, but 
not limited to: 

(i) Streetscape for Spine Road and Green 
Connectors; 

(ii) Visual Extension of Green Connector; 
(iii) Walkways and cycleway linkages; 
(iv) Stormwater Management Area; 
(v) Escarpment Area; 
(vi) Visual Mitigation buffer; 
(vii) Zone Interface 10m Planted Buffer Strip and 

80m Separation Area; 
(viii) Planted buffer; 
(ix) Landmark entry features; 
(x) A design theme, including location, for any 

composite sign within a Landmark Entry 
Treatment area. 

(xi) Convenience Centres 
(xi) Escarpment Area – Gargan Road 
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(c) Any application shall demonstrate how the 

provisions of the Cultural Heritage Plan for the 
Tauriko Business Estate have been given effect to 
including: 
(i) Provision for cultural gateway structures and 

historical panels within the defined Landmark 
Entry Treatment Areas; 

(ii)  Naming of streets, parks and other 
public amenities; 

(iii)  Riparian protection and native planting 
alongside the Kopurererua stream and 
stormwater ponds; 

(iv) Archaeological site monitoring and protection;
 

(d) Any application shall demonstrate how the 
recommendations of the archaeological 
assessments prepared for the Tauriko Business 
Estate (Mathew Campbell - June, November and 
December 2004) have been given effect to; 

(e) Management of the quantity and quality of 
stormwater to be discharged shall be in 
accordance with the criteria provided in Appendix 
28F including the following: 

(i) The 50 year ARI flood peaks from each 
stormwater catchment as shown on Urban 
Growth Plan UGP14 shall not be greater than 
50% of the predevelopment peak runoff rates 
(i.e. pastoral land use); 

(ii) The 2 year ARI flood peaks shall be reduced 
to 30% of the pre-development peak runoff 
rates; 

(iii)  Sediment and contaminants shall be 
removed in accordance with the best industry 
practice with particular regard to the removal 
of industrial and commercial surface and 
chemical contaminants within the discharge.   

(iv) Stormwater ponds shall be provided with all 
weather access that will enable ongoing 
maintenance to be carried out. 

 
(f) A report shall be provided by a Category 1 

Geotechnical Practitioner, or other person 
acceptable to the Council, to demonstrate that 
consideration has been given to geotechnical 
aspects, including: 

(i) Earth filling and peat deposits; 
(ii) Earthworks excavations; 
(iii) Slope stability; 
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(g) Notwithstanding compliance with the Sequencing 
Schedule set out in section 7 of Appendix 18H 
Section 224 Certification shall not be allowed for 
more than 500 Household Unit Equivalents (19 
units per hectare for water supply) in the Tauriko 
Business Estate prior to a water reservoir site 
being secured and the double end- fed water 
supply being provided via the Kennedy Road link 
route, provided that this standard and term shall 
not apply to that area of development adjacent to 
the intersection of Cambridge Rd and State 
Highway (approximately 5ha) as described in the 
Services Strategy Statement. 

(h) Notwithstanding compliance with the Sequencing 
Schedule set out in section 7 of Appendix 18H 
Section 224 Certification shall not be allowed for 
more than 1,100 Household Unit Equivalents (19 
units per hectare for wastewater) in the Tauriko 
Business Estate prior to the construction of a 
pipeline (known as the "Southern Pipeline") to 
redirect the wastewater catchments in Tauranga 
South to the Te Maunga wastewater treatment 
plant as described in the Services Strategy 
Statement. 

(i) Notwithstanding compliance with the Sequencing 
Schedule set out in section 7 of Appendix 18H the 
following additional requirements shall apply in 
respect of Stormwater Ponds B1 and C: 

(i) prior to a section 224(c) certificate being 
issued for the subdivision of any land within 
the catchment of Stormwater Pond B1, or for 
Stormwater Pond B1 itself, the pond shall be 
fully constructed in accordance with 
engineering drawings approved by Council 
and a value for the land involved shall have 
been determined in accordance with 
Tauranga City Council's Development 
Contributions Policy; 

(ii) prior to a section 224(c) certificate being 
issued for the subdivision of any land within 
Stages 3A and 3B, or for Stormwater Pond C 
itself, Stormwater Pond C shall be fully 
constructed in accordance with engineering 
drawings approved by Council and a value 
for the land involved shall have been 
determined in accordance with Tauranga 
City Council's Development Contributions 
Policy. 

(j) Public transport routes and facilities shall be 
provided for within the development. 

(k) The location of the following features shall, where 



TCC Draft City Plan – Chapter 12 Subdivision Rules  Page Number  12.48

relevant to the subdivision, be delineated on the 
plan of subdivision and identified in a consent 
notice: 

(i) Boundary between the Industrial Business 
and Commercial Business 1 Zones with the 
Rural Zone; 

(ii) Boundary between the Industrial Business 
and Commercial Business 1 Zones with the 
Greenbelt Zone; 

(iii) Escarpment Area; 

(iv) Landmark Entry Treatment Area; 

(v) Convenience Centre; 

(vi) Special Height Control Area; 

(vii) Visual Mitigation Buffer; 

(viii) Visual Extension of Green Connector; 

(ix) Zone Interface 10m Buffer Strip and 80m 
Separation Area (Belk Road); 

(l) Where subdivision of any land includes any part 
of any Road, Escarpment Area, Stormwater 
Management Area, Buffer Strip, or Visual 
Mitigation Buffer, provision shall be made for the 
planting of that area in accordance with Appendix 
18E Buffer Zone Diagrams, Appendix 18K Road 
Plans and Cross Sections and 18F Species List.  

(m) Provision shall be made for a wire mesh (or other 
visually permeable material) fence or other 
physical barrier generally no greater than 1.2 
metres in height to be erected at the time of 
subdivision and maintained to prevent any 
encroachment of any activity into any escarpment 
area, Visual Mitigation Buffer, stormwater 
management area or 5m or 10m buffer strip 
(Refer Appendix 18E). 

(n) The Stormwater Management Area and Visual 
Mitigation Buffer and 10m Planted Buffer Strip 
shall be vested in the Council; 

(o) Provision shall be made for practical access and 
servicing of any land adjacent to the subdivision 
to ensure that adjacent land parcels are able to 
be developed for their zoned purpose. 

(p) The 10m Planted Buffer Strip shall be established 
at a ground level that maximises its screening 
effect in relation to permitted buildings on 
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adjacent industrial land. 

12.9.2.10 Services Provision 
All subdivision shall be provided with services in accordance with 
Rule 10.14.1 

12.9.3 Controlled Subdivision – Matters of Control 
and Conditions 

For all controlled subdivisions the matters over which Council 
reserves control and may impose conditions on are: 

12.9.3.1 General 
(a) Imposition of any conditions in accordance with 

Sections 108, 220 or 221 of the Resource 
Management Act 1991. 

(b) The extent and sequence of any proposed staging 
and how this may affect any Urban Growth Plan 
requirements. 

(c) Any relevant matters to which a design assessment 
is to have regard as set out in Rule 12.9.2.1 or the 
Concept Plan is to have regard to as set out in Rule 
12.9.2. 

 
12.9.3.2 Specific to the Poike Road Commercial Business 

Zone 

(a) The location of any future on-site landscaping, 
fencing and building setbacks required by Rule 
17.4.14.. 

(b) The location of any site vehicle access along 
Poike Road and the carpark bays required by Rule 
17.4.14.1 

(c) The view shaft and residential activities required 
by Rule 17.4.14.1 

(d) Subdivision standards and terms required by Rule 
12.9.2.6.17.4.14.1 

(e) Each allotment shall be able to connect  and  to be 
subdivided. 

(f) For all controlled activities consultation with Waimapu 
Marae about on-site landscaping, view shaft and 
residential activities associated with any 
development applied for shall have occurred and be 
documented prior to the lodgement of the application 
for consent. 

 
12.9.3.3 Specific to the Courtney Road Commercial 

Business Zone 
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(a) Any subdivision of land within these areas shall be 
designed, approved and developed in accordance 
with the Courtney Road Commercial Business Zone 
Structure Plan showing road access and amenity 
landscaping laid out generally in accordance with the 
Plan in  Appendix 17I: Courtney Road Commercial 
Business Policy Plan. 

 
(b) Vehicle access shall be permitted from Courtney 

Road as shown on the Appendix 17I: Courtney Road 
Commercial Business Policy Plan. 

 
(c) On further subdivision of Lot 5 DPS 89767, no new 

lots created shall be able to gain access from the 
existing right of way access between Lot 4 DPS 
89767 and Lot 1 DPS 71873. 

 
12.9.3.4 Specific to the Tauriko Business Estate 

(a) The establishment and maintenance of 
landscaping on land with specific requirement for: 

(i)  A minimum two year maintenance programme 
for landscaping on land to be vested in 
Council. 

(ii) A minimum three year maintenance 
programme for landscaping within the Visual 
Mitigation Buffer. 

(b) Imposition of consent notices to protect planting 
and ensure its ongoing maintenance on private 
property.  

(c) Earth filling and excavations, building and 
infrastructure setback distances from the crest and 
toe of escarpment slopes, debris retention 
measures, and batter slope design.  

(d) The completion of relevant works listed in the 
Sequencing Schedule contained in Section 7 of 
Appendix 28A. 

12.9.4 Restricted Discretionary Activities 
The following are restricted discretionary activities: 
 
(a) Subdivision that does not comply with a controlled 

rule (unless stated otherwise) 
(b) Subdivision listed as a Restricted Discretionary 

Activity in Table 12.3A 
 
12.9.5 Restricted Discretionary Activities – Matters of 

Discretion and Conditions 
In determining whether to grant consent and what conditions, if 
any, to impose Council will have regard to the following: 
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12.9.5.1 For subdivision in natural hazard areas: 
The extent to which the non-compliance will: 
 
(a) Adversely affect the extent to which the subdivision and any 

subsequent use of the land is likely to accelerate, worsen or 
result in material damage to that land or any adjoining land 

12.9.6 Discretionary Activities 
The following are Discretionary activities: 
 
(a) Subdivision listed as a Discretionary Activity in Table 

12.3A 
(b) Unless stated otherwise, activities listed as a 

controlled subdivision that does not meet `a 
controlled rule. 

(c) Any subdivision or land use within any Stage of the 
Tauriko Business Estate (as identified in Diagram 9) 
where any of the prerequisites set out in Column 2 of 
the Sequencing Schedule table contained in section 7 
of Appendix 18H in relation to that Stage have not 
been completed.\ 

(d) Any subdivision of land within any Stage of the 
Tauriko Business Estate (as identified in Diagram 9) 
where any of the prerequisites set out in Column 3 of 
the Sequencing Schedule table contained in section 7 
of Appendix 18H in relation to that Stage have not 
been completed, unless the application for 
subdivision consent specifically undertakes that those 
prerequisites will be completed prior to a Section 
224(c) RMA Certificate being issued in respect of the 
subdivision. 

(e) Any land use within any Stage of the Tauriko 
Business Estate (as identified in Diagram 9) where 
any of the prerequisites set out in Column 3 of the 
Sequencing Schedule table contained in section 7 of 
Appendix 18H in relation to that Stage have not been 
completed unless the land use concerned requires 
resource consent under some other rule  in this Plan 
and an application for resource consent for that land 
use specifically undertakes that those prerequisites 
will be completed prior to commencement of the 
activity. 

 
12.9.7 Discretionary Activities – Matters of Discretion 

and Conditions 
In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan: 
 
12.9.8 Non-Complying Activities 
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The following are non-complying activities: 
 
(a) Subdivision listed as a Non-Complying Activity in Table 

12.3A. 
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12.10 Education Centre, Recreation and Conservation Zones 
12.10.1 Restricted Discretionary Activities 
The following are restricted discretionary activities: 
 
(a) Subdivision listed as a Restricted Discretionary 

Activity in Table 12.3A. 

12.10.2 Restricted Discretionary Activities – Matter s 
of Discretion and Conditions 

In determining whether to grant consent and what conditions, if 
any, to impose Council will have regard to the following: 
 
12.10.2.1 For subdivision in natural hazard areas: 
The extent to which the non-compliance will: 
 
(a) Be consistent with the relevant subdivision objectives 

and policies; 
(b) Adversely affect the extent to which the subdivision 

and any subsequent use of the land is likely to 
accelerate, worsen or result in material damage to 
that land or any adjoining land 

 
12.10.3 Discretionary Activities 
The following are Discretionary Activities: 
 
(a) Subdivision listed as a Discretionary Activity in Table 12.3A. 

12.10.4 Discretionary Activities – Matters of Discretion 
and Conditions 

In considering a Discretionary Activity the Council’s discretion is 
unrestricted. The Council will consider any relevant matter with 
particular regard to the objectives and policies of the Plan: 
 
12.10.5 Non–Complying Activities 
The following are non-complying activities: 
 
(a) Subdivision listed as a Non-Complying Activity in Table 

12.3A. 

 

 

 


