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14. RESIDENTIAL ZONES 
 
 
14.1 Purpose of the Residential Zones 
 
14.1.1 Overview of Residential Zones 
The historic and projected level of growth within the City presents many challenges and a 
range of issues, including infrastructure provision and funding, affordability of housing and 
services, housing type, public transportation, urban densities,  and local character and 
amenity.  It is envisaged that most of Tauranga City’s growth will be accommodated by a mix 
of Greenfield areas and an intensification of existing urban areas.  This approach is outlined 
in the Regional Policy Statement (RPS) which provides policy guidance on the distribution of 
urban growth within the City to 2051. 
 
City growth raises distinct resource management issues.  These range from the timing, 
staging and affordable development of new Urban Growth Areas, ensuring the yield of urban 
land resources is efficient through minimum requirements for subdivision and land use.  
Such development must still be undertaken in a manner that ensures urban amenity and 
quality is achieved. 
 
In the existing more established residential areas, the resource management issues arise 
from consolidation of urban growth through intensification or infill opportunities while 
providing for suburban living opportunities and its distinctive low density character. 
 
The strategic response of the Plan to these issues is to provide for a range of residential 
zones within the City.  These range from high density urban developments with some 
provision for high rise development at Mount Maunganui, residential activities in commercial 
centres such as the City Centre; medium density development zones; traditional suburbs 
with some provision for appropriately designed infill opportunities and specific large lot 
residential areas at Pyes Pa.  The Rural Residential Zone (see Chapter18) provides another 
residential lifestyle choice.  Provision is also made for the unique mix of activities, that 
include residential accommodation, that occur within the City’s urban Marae. 
 
The Plan aims to provide city residents with a choice of living environments that may meet 
their particular residential needs. 
 
14.1.2 Purpose of the City Living Zone 
The purpose of the City Living Zone is to provide site redevelopment opportunities for the 
development of intensive, multi level housing and some mixed use development in the 
residential areas around the Tauranga City Centre.  This will accommodate a proportion of 
City’s residential growth and support the sub regional role and function of the City Centre. 
 
Redevelopment of sites will be guided by a combination of activity standards and design 
assessment criteria to enable multi unit, multi level buildings while providing a residential 
amenity in the zone. 
 
Residential development in close proximity to The Elms and along Edgecumbe Road is 
expected to be of a density similar to that of the Suburban Residential Zone in this planning 
period and has not been included in the City Living Zone.  This approach may be revisited 
within the planning period. 
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14.1.3 Purpose of the High Density Urban Residential Zone (including Policy 
 Areas within the Zone) 
The High Density Urban Residential Zone provides for high density development at the 
western end of Mount Maunganui, adjacent to the downtown shopping centre, the beach, 
and recreational amenities.  The Zone provides for tourist accommodation together with high 
density permanent residential accommodation in the form of mixed use, multi unit and 
apartment development. 
 
A defined area of the Zone, the High Rise Policy Area, also provides for high rise 
development opportunities.  The development within this Policy Area is subject to additional 
design controls that relate building bulk and scale to the views to and from Mauao (Mount 
Maunganui) and Hopukiore (Mount Drury) and address overshadowing of adjoining 
properties outside of the Policy Area. 
 
The amenity of this Zone is largely derived from its proximity to both the Mount downtown 
area and to the beach and harbour front.  While developments may provide on site 
recreational facilities or private amenity areas for their guests or residents, the Plan itself 
does not require the provision of private open space and outdoor living areas.  This is in 
recognition that residents in this zone have chosen a higher density lifestyle that is likely to 
make good use of the adjacent public outdoor spaces. 
 
14.1.4 Purpose of the Suburban Residential Zone (including Policy Areas 
 within the Zone) 
The Suburban Residential Zone covers most of the City’s developed residential areas.  The 
zone is largely suburban in character with section sizes comparatively larger than the High 
Density Urban Residential and City Living Zone.  A consistent pattern of subdivision, single 
family dwellings with gardens and open space and limited multi unit development are 
provided for.  Residents often comment that they wish to see the character and coherence of 
these areas maintained.   
 
A component of the provision for growth is the provisions of some infill opportunities and site 
redevelopment opportunities within this zone.  The zone also provides a variety of other 
housing types such as shared accommodation for students or groups with special residential 
living needs such as supported housing. 
 
Small scale home based businesses and visitor accommodation is permitted within the zone 
where in conjunction with the principal residential use of sites.  A limited range of non 
residential activities that support the residential community, such as schools and health 
centers, can establish within the zone, subject to their compatibility with the suburban 
character and the maintenance of residential activity as the predominant activity in the 
residential area.  
 
In the Greenfield Urban Growth Areas of the City the required development densities are for 
15 houses/lots per hectare to provide for consolidation of the city’s residential growth within 
an orderly, coordinated growth sequence. 
 
A Medium – Rise Policy Area (maximum permitted activity height of 12m) is applied to 
specific locations in the Pyes Pa West Urban Growth Area in close proximity to 
neighbourhood reserves and open space.  Off site effects on amenity values will be 
maintained through applying all the site controls in the Suburban Residential Zone, except 
for the height of buildings.  
 
14.1.5 Purpose of the Urban Marae Community Zone 
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The Urban Marae Community Zones are based around established urban marae and 
provide for marae based activities.  Marae activities may range from tangi and hui through to 
the provision of residential accommodation, health, education, recreation and social 
services.  The mix, design and operation of these facilities can be considered unique to 
marae. 
 
14.1.6 Purpose of the Large Lot Residential Zone 
The purpose of the Large Lot Residential Zone at Pyes Pa West is to recognise areas of 
land within that larger Pyes Pa West growth area that are not able to be developed to typical 
residential densities because of topographic constraints.  They are still serviced by 
reticulated services.  In all other respects this Zone has the same development controls as 
the Suburban Residential Zone. 
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14.2 Objectives and Policies of the Residential Zones 
 
14.2.1 General Objectives and Policies of the Residential Zones  
 
14.2.1.1 Objective - Sustainable Management of the Residential Land Resource  
(a) To provide affordable, fully serviced residential land areas that can meet the demands of 
 anticipated population growth in the medium to long term in an orderly and integrated 
 manner. 
(b) To ensure that residential development minimises adverse environmental effects of 
 development on water and soil quality, land stability, visual amenity, landscape values 
 and the movement of people, goods and services.  
(c) To provide people with a high level of certainty in the direction, pattern and scale of 
 residential growth in the City. 
 
14.2.1.2 Policy - Sustainable Management of the Residential Land Resource  
(a) Urban development is to be undertaken in a sustainable, effective and efficient manner 
 with potential adverse environmental impacts addressed and the financial impacts on 
 Council fully addressed through the planned and managed release of urban growth 
 areas. 
(b) Through establishing a distribution of residential and rural zoning that ensures 
 residential development occurs in locations that: 
 

(i) are consistent with the growth management policies of the Regional Policy 
Statement;  

(ii) can be efficiently serviced in a financially sustainable manner by existing or 
planned infrastructure, including through staged release of land for development;  

(iii) avoid potential adverse impacts on landscape values and rural production 
opportunities; and 

(iv)  avoid development of areas where natural hazards cannot be 
adequatelymitigated. 

 
 
14.2.2.1 Objective - Residential Diversity and Densities 
To provide for a diversity of living environments within the City with differing densities and 
development opportunities, while maintaining and enhancing the residential amenity values 
anticipated within that living environment. 
 
14.2.2.1.1 Policy - Residential Diversity and Densities 
(a) By providing for a range of residential environments and housing types within those 
 environments that will be supported by: 

(i) the zoning of areas for intensive residential development around urban centres 
and along main roads ; 

(ii) identifying areas primarily for suburban residential development; and 
(iii) identifying large lot residential development on topographically difficult land within 

urban growth areas; 
 in identified location locations within the city. 
(b) Ensuring a gross density of at least 15 houses or residential allotments per hectare 
 from the development of new urban growth areas. 
(c) Ensuring that site redevelopment and infill of existing suburban land is of a built form
 appropriate for the character of the zone in which they are located. 
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(d) Providing that housing for residents requiring specialized accommodation is supported 
 where the adverse effects on neighbourhood amenity can be mitigated.  
(e) Setting levels of building densities within the residential zones taking into account the 
 existing character of these areas and the capacity of existing infrastructure. 
(f) Enabling high density residential development, including high rise development, in 
 locations close to the City’s CBD and the Mount Maunganui town centre.  
 
 
14.2.3.1 Objective - Character and Amenity Values  
(a) To ensure that buildings in the Residential Zones are of a bulk, location and scale that 
 is in keeping with the existing and anticipated character of each zone. 
(b) To ensure an appropriate level of on site amenity is provided within residential 
 development that is in keeping with the anticipated amenity levels and character of the 
 zone in question. 
(c) To ensure development is designed to protect solar access for neighbouring properties 
 taking into account the orientation and height of proposed buildings in relation to 
 adjoining sites.  
 
14.2.3.1.1 Policy - Character and Amenity Values  
(a) By applying bulk and location controls to sites to achieve a building scale and bulk 
 which can provide residents with a choice in building form while still providing a high 
 degree of certainty and reasonable amenity for neighbours. 
(b) High rise residential development is not expected to locate in any suburban locations 
 within the City other than areas identified for intensive residential development, 
 including the High Density Urban Residential High Rise Policy Area, or in areas where 
 the existing neighbourhood character, amenity and the natural and urban landscape 
 character will not be compromised. 
(c) Ensuring that residential activities provide sufficient private open space on site for the 
 reasonable recreation, service and storage needs of residents.  
(d) Ensuring that activities within Residential Zones provide a transition space between 
 the public street and private site which maintains or enhances the visual character, and 
 amenity of the adjacent street(s) or neighbourhood(s). 
(e) Buildings and structures should be designed and sited to ensure adequate natural light 
 levels reach adjacent properties. 
 
 
14.2.4.1 Objective - Activities in the Residential Zones  
(a) To ensure that residential activities remain predominant in the Residential Zones. 
(b) To enable home-based businesses to operate in the Residential Zones provided that 
 the residential amenity, scale, intensity, including the attraction of visitors to the site, 
 character and coherence of the surrounding residential neighbourhood is maintained. 
(c) To enable a limited range of community support activities in the Residential Zones,
 subject to their compatibility with residential amenity, character and coherence.  
(d) To provide for the limited expansion of existing legally established offices on sites in 
 the Residential Zones, in recognition of the previous investment in such properties 
 under previous planning provisions. 
 
14.2.4.1.1 Policy - Activities in the Residential Zones  
(a) By providing for a wide range of housing types to be established as permitted activities 
 within the Residential Zones, so that City residents have a choice of housing types and 
 residential lifestyle opportunities within the City. 
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(b) By ensuring small scale home based businesses, including visitor accommodation, in 
 the Residential Zones, are of a secondary and incidental nature to the 
 residential activity on the site, and that traffic movements do not adversely affect 
 the amenity, safety and convenience of the neighbourhood. 
(c) By providing for a limited range of community support activities, being smaller scale 
 education facilities; day care centres, preschools, primary schools and secondary 
 schools; health centres; churches and churches’ ancillary administration facilities 
 and community support services, that provide community support functions for 
 residents within the residential zones.  These should be compatible with the residential 
 area in which they establish.  In considering the establishment of these activities the 
 following will be taken into account: 

(i) the impact of the location and scale of the activity, including attraction of visitors to 
the site, and  

(ii) the nature of the activity’s actual and potential adverse effects on the surrounding 
residential neighbourhood, residential character, coherence and amenity. 

(e) By providing for expansion of existing legally established offices legally established as 
 at 12 April 2008 on sites in the Residential Activity Zones, in recognition of the 
 previous investment in such properties under previous planning provisions, provided 
 they can: 

(i) meet the residential bulk and location controls and parking requirements that are 
applied to permitted land use activities in the Residential Zones; and 

(ii) are compatible with the residential character, coherence and amenity of the 
surrounding residential neighbourhood.  

 
14.2.4.1.2 Policy - Assessing Cumulative Effect 
In assessing the appropriateness of any reduction in on site controls or the location of an activity 
requiring a resource consent, consideration will be given to the presence of other consents given in 
the area and on the site and their cumulative effect on the character and amenity of the relevant 
residential zone. 
 
 
14.2.5 Objectives and Policies for the City Living Zone 
 
14.2.5.2 Objective - Land Use Activities – City Living Zone 
To enable intensive residential activities located in neighbourhoods close to the Tauranga City centre 
to accommodate some residential demand through the redevelopment of sites, and mixed use land 
use development, in some specified areas within these neighbourhoods. 
 
14.2.5.2.1 Policy - Land Use Activities – City Living Zone 
(a) Ensuring that the redevelopment of sites is predominately for multi unit, multi level 

residential activities, so that the neighbourhoods retain their residential character but 
provide the opportunity for mixed use development in specific locations. 

(b) Providing for residential activities and offices and health centres legally established at 
the date the Plan was notified to alter or expand floor space up to a specified scale, (as 
for the Suburban Residential Zone), but recognising that the prime intent of the zone 
activity is to support comprehensive residential site redevelopment at a density higher 
than the Suburban Residential Zone. 

(c) Recognising that in the City Living Residential sub zone no further commercial based 
activity is expected as the emphasis is on development of residential activities and 
amenity. 

(d) Recognising that in the City Living Mixed Use/Residential sub zone small scale office 
and health centre activities are expected to establish at ground floor level only, with 
residential activity above that.  Other than this form of mixed use, commercial-based 
activities should locate in the City’s commercial zones so that the economic and social 



 

TCC Draft City Plan – Chapter 14 Residential Activity Zones  Page Number 14.4 

wellbeing of these commercial centres is supported, rather than occupy floor space 
above ground level in the City Living Zone. 

(e) Recognising that other forms of non residential activities are not expected to establish 
in this zone, while also recognising the zone is close to the Tauranga City centre and 
several visitor accommodation activities are well established.  Potential for these visitor 
accommodation activities to redevelop or expand is provided for as a Discretionary 
Activity. 

(f) Ensuring land in the vicinity of The Elms historic precinct in Mission Street is 
maintained as a low density residential character with its lower permitted development 
density, bulk and scale. Development should not dominate the historic character of this 
place. 

 
 
14.2.5.3 Objective - Development Density – City Living Zone 
To support site redevelopment to a residential density that is higher than expected in the Suburban 
Residential Zone having regard to the environmental qualities of these inner city areas, their 
proximity to the city centre and the capacity of existing and planned infrastructure. 
 
14.2.5.3.1 Policy – Development Density – City Living Zone 
(a) Encouraging comprehensive redevelopment of sites primarily for intensive residential 
 activity close to the city centre through setting residential densities that seek to balance 
 development opportunities with the ability of the area to accommodate medium density 
 housing and mixed use. 
(b) Encouraging amalgamation of sites through a residential unit site density bonus when 
 specific criteria are met. 
(c) Providing the greatest density potential for sites fronting Cameron Road where the 
 main outlook of such development is across the extensive green space of Tauranga 
 Domain and Wharepai Domain. A lesser density is permitted in other parts of the zone. 
 
 
14.2.5.4 Objective - Building Bulk and Scale – City Living Zone 
To ensure that buildings are of a bulk and scale that will support intensive living opportunities and 
integrate well with their local neighbourhood character and amenity values including, but not limited 
to, the heritage values associated with The Elms, the Redoubt and the green space of Tauranga 
and Wharepai Domains and the Cliff Road reserve. 
 
14.2.5.4.1 Policy - Building Bulk and Scale – City Living Zone 
(a) Enabling buildings of up to a maximum of four stories in most parts of the zone, with 
 buildings of up to six stories only acceptable on sites with frontage to Cameron Road 
 only. 
(b) Setting maximum building height limits so that building development complements the 
 urban landscape features of the local neighbourhood, particularly established trees and 
 reserves, and does not dominate the urban landscape. 
(c) Recognising that buildings of a greater height than the maximum heights set are likely 
 to dominate the local urban landscape to an unreasonable degree and will generally 
 not be supported. 
(d) Ensuring that buildings are designed and located on a site to avoid or mitigate 
 significant adverse effects on neighbouring properties.  It is recognised that the bulk 
 and scale of multi level residential buildings likely in this zone have different design 
 elements and different amenity effects from those in the Suburban Residential Zone.  
 This will be a factor influencing building design for sites in this zone.  
 
 
14.2.5.4 Objective - Site and Building Design – City Living Zone 
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To require site and building design to be undertaken in a comprehensive manner, so that new multi 
level buildings contribute to a built environment of strong urban character, providing a high level of 
on site amenity and convenience for residents and businesses using those buildings, and safe and 
functional pedestrian and traffic access. 
 
14.2.5.4.1 Policy - Site and Building Design – City Living Zone 
(a) Ensuring that sites and buildings are comprehensively designed for multi level, multi 
 unit, urban living and where mixed use is proposed, buildings have ground floor stud 
 heights that allow adaptable future use of that space. 
(b) Ensuring that each residential unit has accessible and functional on site outdoor living 
 space and on site service area(s). 
(c) Ensuring that business activities are designed and located so that they are legible from 
 the street. 
(d) Expecting on site vehicular parking, maneuvering and access to be located at the side 
 or rear of the site once leaving the street itself. Space associated with vehicle 
 movement should not dominate the site design and layout and is seen as secondary to 
 the site development for residential or mixed use activities. 
(e) Ensuring that each development in the zone is designed and located so it: 

(i). Integrates well with the immediate locality; 
(ii). Contributes positively to the street scene with an active building frontage, ground 

floor access legible from the street, and passive surveillance of the street from the 
building; 

(iii). Is of a high standard of architectural design with well articulated frontages; 
(iv). Provides the occupants of each residential unit a reasonable outlook and access 

to sufficient outdoor space adjoining the unit; 
(v).  provides for reasonable aural and visual privacy of occupants and neighbours; 
(vi). Provides for adequate levels of sunlight and daylight to reach residential units 

throughout the year; 
(vii). Effectively incorporates existing significant vegetation; 
(viii). Safely caters for on site traffic, parking and servicing needs; 
(ix). Avoids or mitigates any reverse sensitivity effects from mixed use development; 
(x). Incorporates on site low impact storm water design methods; and 
(xi). Can be effectively serviced by local infrastructure. 

 
 
14.2.6 Objectives and Policies for the High Density Urban Residential Zone 
 
14.2.6.1 Objective - Land Use Activities - High Density Urban Residential Zone 
To enable intensive residential activities close to the Mount Maunganui town centre that 
accommodates some City growth and specifically provide for tourist accommodation appropriate to 
the resort nature of the area. 
 
14.2.6.1.1 Policy - Land Use Activities - High Density Urban Residential Zone 
(a) Providing for higher density residential activity to be the predominant activity in the 
 Zone, together with some tourist accommodation and ground floor mixed use type 
 development in high traffic movement locations. 
(b) Providing for visitor accommodation as a permitted activity with a greater intensity
 than permitted in the other residential zones. 
(c) Ensuring that home based businesses are of a scale, character and intensity 
 compatible with the existing and anticipated character of the surrounding 
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 residential neighbourhood, through limiting the size of area on site that can be utilised 
 for these activities and limiting the number of employees who do not reside on site. 
(d) Ensuring that the operation of small scale home-based businesses and visitor 
 accommodation is of a secondary and ancillary nature to the residential activity on the 
 site through requiring the home based business operator to be living on the site.  
(e) Assessing compatibility with the residential amenity of the zone of small scale 
 education facilities; day care centres, preschools, primary schools and secondary 
 schools and health centres, through a resource consent process. 
 
 
14.2.6.2 Objective - Development Density - High Density Urban Residential Zone 
To support site development to a residential density that is higher than expected in the Suburban 
Residential Zone but which has regard to the special environmental qualities of this area, the role 
of the area to provide for tourist accommodation and the capacity of existing and planned 
infrastructure. 
 
14.2.6.2.1 Policy - Development Density - High Density Urban Residential Zone 
Providing for a high density of development in the zone through comparatively higher density 
opportunities, different building bulk and location standards and through specific provision for high 
rise development in the High Rise Policy Area.  
 
 
14.2.6.3 Objective - Building Bulk and Scale - High Density Urban Residential Zone 
(a) To achieve buildings that are of a modest bulk and scale that balances development  
 opportunities with the natural landscape and heritage values of Mauao (Mount 
 Maunganui), Hopukiore (Mount Drury) and the coastal and harbour edges. 
(b) To enable high rise development opportunities only in an identified High Rise Policy 
 Area with the balance of the High Density Urban Residential Zone having a lower 
 building scale which seeks to maintain the landscape character of the peninsula 
 between Mauao to Hopukiore.  
 
 
14.2.6.3.1 Policy - Building Bulk and Scale - High Density Urban Residential Zone 
By providing for heights of buildings in the High Density Urban Residential Zone managed so that: 
(a) high rise buildings are developed only within the High Rise Policy Area; 
(b) the urban landscape objective of a decrease in height from Mauao towards Commons 
 Avenue and the lower end of Mount Drury (within the High Rise Policy Area) is 
 provided for;  
(c) Buildings are prohibited from protruding through the maximum height plan covering the 
 High Rise Policy Area;  
(d) In all other sites in the Zone buildings and structures must recognise and provide for 
 the preservation of outstanding natural features and landscapes and be subservient to 
 the landscape values afforded by: 
 (i) The Norfolk Island pines along Marine Parade and The Mall; 
 (ii) Hopukiore (Mount Drury); 
 (iii) Mauao; 
 (iv) The coastal environment; and 
 (v) the relationship of tangata whenua with the ancestral landscape of Mauao and 

Hopukiore. 
 
 
14.2.6.4 Objective - Site and Building Design - High Density Urban Residential Zone 
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To ensure that site and building design for high rise development in the High Rise Policy Area 
addresses the potential adverse effects of such development relating to the landscape values of 
the area, overshadowing of developments outside of the High Rise Policy Area and the creation of 
accelerated wind speed effects  
 
14.2.6.4.1  Policy - Site and Building Design - High Density Urban Residential Zone 
Recognising that amenity in a higher density residential zone is reliant to a greater degree on that 
provided by location in proximity of, and access to, public open space, commercial and leisure 
activities, than on on site open space.  
 
 
14.2.7 Objectives and Policies for the Suburban Residential Zone  
 
14.2.7.1 Objective - Land Use Activities - Suburban Residential Zone 
To support residential neighbourhoods characterised by predominantly detached, low rise 
residential housing, on site outdoor open space and leisure areas, an overall low density, regular 
pattern of lot size and setbacks from site boundaries. 
 
14.2.7.1.1 Policy - Land Use Activities - Suburban Residential Zone  
(a) By ensuring that low density residential activity is the predominant use in the Zone. 
(b) Ensuring that home based businesses, including visitor accommodation, are of a 
 scale, character and intensity compatible with the existing and anticipated character of 
 the surrounding residential neighbourhood, through limiting the size of area on site that 
 can be utilised for these activities and limiting number of employees who are not resident 
 on site. 
(c) Ensuring the operation of small-scale home-based businesses, including small-scale 
 visitor accommodation is of a secondary and ancillary nature to residential activity on 
 the site through requiring the home based business operator to be living on the site. 
(d) Assessing compatibility with suburban residential amenity and character of small 
 scale education facilities; day care centres, preschools, primary schools, secondary 
 schools and health centres, through a resource consent process.  
 
 
14.2.7.2 Objective - Development Density - Suburban Residential Zone 
(a) To support the retention of a relatively low density in the Suburban Residential Zone 
 compared to more urban type zones in the city. 
(b) To support site redevelopment and infill opportunities compatible with the anticipated 
 suburban character of the zone. 
 
14.2.7.2.1 Policy - Development Density - Suburban Residential Zone 
(a) Maintaining the suburban, open nature of the Zone by specifying density of 
 dwellings on site, and specifying average and minimum lot sizes. 
(b) Encouraging the amalgamation of sites to support comprehensively designed 
 developments through a residential unit site density bonus when specific criteria are 
 met. 
(c) In considering the density of development in the Suburban Residential Zone, 
 particularly, beyond that expressly permitted by the Plan, particular attention will be 
 given to development being of an intensity found generally within the vicinity and not be 
 at the level provided for elsewhere in the City in the Higher Density Urban Residential 
 Zones or in the City Living Zone. 
(d) In considering an increase of density beyond that permitted on a site the development 
 the following factors will be taken into account: 
 (i) The objectives and policies relating to the site and neighbourhood; 
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 (ii) Whether the proposed development will enable a variety of housing choice to be 
provided for the community;  

 (iii) Whether the proposed site will provide a suitable level of on site amenity and 
access;  

 (iv) Whether the proposed development is located in close proximity to an existing 
commercially zoned, urban centre, has convenient access to public transport 
routes and/or is adjoining a recreation reserve.  

 
 
14.2.7.3 Objective - Building Bulk and Scale - Suburban Residential Zone  
(a) To ensure that buildings are of a bulk and scale that is compatible with the low 
 intensity, low rise character of the Suburban Residential Zone.  

 
(b) To make specific provision for medium rise development opportunities in an identified 
 Medium Rise Policy Area in Pyes Pa West where potential amenity impacts are 
 mitigated by the provision of neighbourhood reserves and open space.  
 
14.2.7.3.1 Policy - Building Bulk and Scale - Suburban Residential Zone  
(a) Setting a maximum permitted building height of three stories so that building 
 development is maintained at a scale compatible with the anticipated and existing 
 suburban scale of the surrounding neighbourhood. 
(b) By ensuring the following are considered in any proposal to increase the height of 
 buildings beyond that permitted: 
 (i.) Whether the proposal will be constructed to a height which will overshadow and/or 

visually dominate other buildings, adjoining sites, public open space and the 
street. And so negatively impact on the amenity of the area 

 (ii) whether the proposal will dominate the local suburban landscape to an 
unreasonable degree; and 

 iii.  impacts on the natural and urban landscape character. 
(c) Ensuring a consistent pattern of setback from road boundaries that provides 

opportunities for on site landscaping to enhance the streetscene are available, 
and that ensures buildings do not overly dominate the streetscape. 

(d) Maintaining the open low intensity of building development anticipated in the Suburban 
 Residential Zone through the use of site coverage provisions. 
(e) Ensuring that buildings have a degree of design modulation by avoiding where possible 
 excessive bulk, reduced setbacks, long blank facades or unreasonable overshadowing 
 of surrounding properties. 
 
14.2.7.3.2 Policy - Site and Building Design - Suburban Residential Zone  
(a) Ensuring that the design of sites and buildings within the Zone maintains and enhances 

the low intensity of suburban development, characterised by open space around 
buildings, gardens, retention of vegetation and the like. 

(b) Ensuring that each residential unit has accessible and functional on site outdoor living 
space, and also, in the case of multi unit developments an on site service area. 

(c) To ensure that buildings contribute to the safety and amenity of the residential zones by 
requiring street fencing and walls along the street boundary to provide visual 
permeability and street surveillance.  

(d) Maintaining access for the external maintenance of buildings, and provide for space 
about buildings through building setbacks from site boundaries. 

(e) Development on land zoned for residential purposes and located to the north and west 
of the Bethlehem town centre complex should be designed and located in such a 
manner so as to mitigate reverse sensitivity effects on activities within the complex. 
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14.2.7.4 Objective - Cherrywood Commercial Expansion Policy Area 
To provide for commercial expansion needs of the Cherrywood neighbourhood centre in a defined 
location and as necessary to meet the needs of the community. 
 
14.2.7.4.1 Policy - Cherrywood Commercial Expansion Policy Area 
Providing an option for both the commercial or residential use of a defined area of land contiguous 
with the Cherrywood neighbourhood centre to enable continued residential development or 
commercial expansion as required.  
 
14.2.8 Objectives and Policies for the Pyes Pa West Large Lot Residential Zone  
 
14.2.8.1 Objective - Pyes Pa West Large Lot Residential Zone  
To support large residential lots located in areas identified on the Pyes Pa West Urban Growth 
Plan as being unsuitable for conventional urban development but which are otherwise fully 
serviced by urban services. 
 
14.2.8.1.1 Policies - Large Lot Residential Zone 
(a) Applying a Large Lot Residential Zone to areas within the Pyes Pa West Urban Growth 

Area that are topographically difficult for conventional residential development, but able 
to take advantage of reticulated services for water and wastewater. 

(b) Development provided for within the Large Lot Residential Activity Zone in the Pyes Pa 
West Urban Growth Area is not to be incorporated into the Suburban Residential Zone 
for the purposes of calculating average net residential yield. 

(c) In all other respects the objectives, policies and provisions relating to the Suburban 
 Residential Zone will also be applied to the Large Lot Residential Zone.  
 
 
14.2.9 Objectives and Policies for the Urban Marae Community Zones 
 
14.2.9.1 Objective - Urban Marae Community Zones 
(a) To recognize and provide for the use and development of marae that meets the 
 evolving needs of their iwi, hapu and whanau. 
(b) To enable tangata whenua to have opportunities to exercise kaitaikitanga over marae 
 resources in their respective hapu areas. 
 
14.2.9.2 Policy - Urban Marae Community Zone 
Applying a Marae Community Zone to existing marae which: 
(a) recognizes marae as a focus and integral component of kainga 
(b) permits the establishment of education, health, social service, recreation and housing 
 facilities and home based businesses, as well as facilities associated with more 
 traditional marae uses where these comply to permitted activity conditions including 
 development thresholds. 

14.3 Activity Status Rules 
 
14.3.1 Activities in Residential Zones 
All activities in Residential Zones shall have the status identified in Table 14.4A.  
 
In Table 14.4A, terms have the following meaning: 
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 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 over 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 14.4A –Residential Zones Activity Status 
 
 
Use/Activity Relevant 

Rule 
High 
Density 
Urban 
Residential 

City Living 
Residential 

City 
Living 
Mixed 
Use 

Suburban 
Residential 

Urban Marae 
Community 
Zone 

Ngati Kahu 
Papakainga 
Sub Zone A 

Ngati Kahu 
Papakainga 
Commercial 
(Waewae) 
Zone 

Ngati Kahu 
Papakainga 
Subzone B 
(Recreation) 

Ngati Kahu 
Papakainga 
Subzone B 
(Conservation) 

Large Lot 
Residential 

Accessory Buildings and 
Activities 

14.5 P P P P P P P P P P 

Ancillary Retailing 14.5 NA NA NA NA NA NA P NA NA NA 

Alterations and/or additions to 
residential activities and 
buildings (legally established 
as at date of Plan Notification) 

14.5 NA P P NA NA NA NA NA NA NA 

Additions to the floor area for 
health centres (legally 
established as at date of Plan 
Notification) 

14.8 NA D D NA NA NA NA NA NA NA 

Additions to the floor area of 
existing offices legally 
established before 12 April 
2008 

14.8 D D NA D NA NA NA NA NA D 

Cemeteries 14.5 NA NA NA NA NA NA NA P P NA 

General retail and other 
commercial or non residential 
activities not specifically listed 
for the zone. 

14.9 NA NC NC NA NA NA NA NA NA NA 

Any activity identified as 
permitted within the 
Cherrywood Commercial 
Expansion Policy Area  

14.5.24 NA NA NA P NA NA NA NA NA NA 

Any activity listed as a 14.5 NA NA NA P NA NA NA NA NA NA 
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Use/Activity Relevant 
Rule 

High 
Density 
Urban 
Residential 

City Living 
Residential 

City 
Living 
Mixed 
Use 

Suburban 
Residential 

Urban Marae 
Community 
Zone 

Ngati Kahu 
Papakainga 
Sub Zone A 

Ngati Kahu 
Papakainga 
Commercial 
(Waewae) 
Zone 

Ngati Kahu 
Papakainga 
Subzone B 
(Recreation) 

Ngati Kahu 
Papakainga 
Subzone B 
(Conservation) 

Large Lot 
Residential 

Permitted Activity in 
Rule14.5.25.1 Identified Sites: 
Special Permitted Activity 
Conditions  Bureta Park Motor 
Inn  

Any activity listed as a 
Permitted Activity in Rule 
Rule14.5.25.2 Identified Sites: 
Special Permitted Activity 
Conditions  Hotel Armitage 

14.5 NA NA P NA NA NA NA NA NA NA 

Any activity listed as a 
Permitted Activity in Rule 
Rule14.5.25.3  Identified 
Sites: Special Permitted 
Activity Conditions  Tauranga 
Public Hospital 

14.5 NA NA NA P NA NA NA NA NA NA 

Any activity listed as a 
Permitted Activity in Rule14.5 
25.4 Identified Sites: Special 
Permitted Activity Conditions  
90 Waihi Road 

14.5 NA NA NA P NA NA NA NA NA NA 

Churches and their ancillary 
administration facilities and 
ancillary community support 
services 

14.8 D D NA D D NA NA NA NA D 

Comprehensive development 
(with Residential Activity on 
any level within the building) 

14.6 NA C C NA NA NA NA NA NA NA 

Comprehensive 
Development in the Pyes Pa 

14.6 NA NA NA C NA NA NA NA NA NA 
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Use/Activity Relevant 
Rule 

High 
Density 
Urban 
Residential 

City Living 
Residential 

City 
Living 
Mixed 
Use 

Suburban 
Residential 

Urban Marae 
Community 
Zone 

Ngati Kahu 
Papakainga 
Sub Zone A 

Ngati Kahu 
Papakainga 
Commercial 
(Waewae) 
Zone 

Ngati Kahu 
Papakainga 
Subzone B 
(Recreation) 

Ngati Kahu 
Papakainga 
Subzone B 
(Conservation) 

Large Lot 
Residential 

West Urban Growth Area, 
Residential A, Medium-Rise 
Policy Area 

Clearance of exotic trees, 
bush and scrub of less than 
500m2 in area or excavation 
of depositing of less than 
50m2 of any material within 
a 12 month period except on 
a riparian margin 

14.5 NA NA NA NA NA NA NA NA P NA 

Day care centres, preschools, 
primary schools and 
secondary schools 

14.8 D NA NA D NA P P NA NA D 

Education Facilities with a 
maximum occupancy of 
students at any one 
educational session, exclusive 
of staff, of 25  

14.8 D NA NA D NA NA NA NA NA D 

Gymnasia 14.5 NA NA NA NA NA NA P NA NA NA 

Health Centres 14.8 D NA NA D NA P P NA NA D 

Lock Up Storage Facilities 14.5 NA NA NA NA NA P  NA NA  

Offices, health centres as part 
of Comprehensive Residential 
Development located at 
ground floor only. 

14.6  
 
14.9 

NA NC C NA NA NA NA NA NA NA 

Offices, health centres not  
part of Comprehensive 
Residential Development 

14.8 
14.9 

NA NC D NA NA NA NA NA NA NA 



 

TCC Draft City Plan – Chapter 14 Residential Activity Zones  Page Number 14.14 

Use/Activity Relevant 
Rule 

High 
Density 
Urban 
Residential 

City Living 
Residential 

City 
Living 
Mixed 
Use 

Suburban 
Residential 

Urban Marae 
Community 
Zone 

Ngati Kahu 
Papakainga 
Sub Zone A 

Ngati Kahu 
Papakainga 
Commercial 
(Waewae) 
Zone 

Ngati Kahu 
Papakainga 
Subzone B 
(Recreation) 

Ngati Kahu 
Papakainga 
Subzone B 
(Conservation) 

Large Lot 
Residential 

and/or located above the 
ground floor of a building. 

High Rise Buildings in the 
Residential H High Rise 
Policy Area  

14.6 C NA NA NA NA NA NA NA NA NA 

Home - based Business 14.5 P P P P P P P NA NA P 

Marae-based activities 
including wharenui (meeting 
house); wharekai, whareumu, 
pataka (dining halls and 
associated buildings); whare 
hauora (health centres); day 
care centres, preschools, 
primary schools, secondary 
schools, education facilities; 
tari (offices), recreational and 
community facilities. 

14.5 NA NA NA NA P P NA NA NA NA 

Offices 14.5 NA NA NA NA NA P P NA NA NA 

Primary production activities 
excluding forestry, factory 
farming and aerial spraying of 
crops 

14.5 NA NA NA NA NA P NA P NA NA 

Produce stalls 14.5 NA NA NA NA NA P NA NA NA NA 

Reserves 14.5 P NA NA P P P NA NA NA P 

Residential Activities 14.5 P NA NA P P P P NA NA P 

Secondary Dwelling 14.5 NA NA NA P NA NA NA NA NA NA 

Multi Unit Development  14.6 NA NA NA C NA NA NA NA NA NA 
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Use/Activity Relevant 
Rule 

High 
Density 
Urban 
Residential 

City Living 
Residential 

City 
Living 
Mixed 
Use 

Suburban 
Residential 

Urban Marae 
Community 
Zone 

Ngati Kahu 
Papakainga 
Sub Zone A 

Ngati Kahu 
Papakainga 
Commercial 
(Waewae) 
Zone 

Ngati Kahu 
Papakainga 
Subzone B 
(Recreation) 

Ngati Kahu 
Papakainga 
Subzone B 
(Conservation) 

Large Lot 
Residential 

Urupa (burial grounds) 14.5 P NA NA P P P  P P P 

Visitor Accommodation 14.5 
14.8 

P D D P P P NA NA NA P 

Wholesale Plant Nurseries 
(excludes sales of propagated 
plants to the public) 

14.5 NA NA NA NA NA NA NA P P NA 

Works for the Purpose of 
maintaining fences, 
vegetation, access and 
associated structures. 

NA NA NA NA NA NA NA NA P NA NA 
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14.5 Permitted Activity Rules 
 
14.5.1 Failure to meet Permitted Activity Standards – 

Suburban Residential Zone  
(a) The activity status of an activity failing to meet a 

Permitted Activity Standard is noted in each Permitted 
Activity Rule.  However activities in the Suburban 
Residential Zone failing to meet three of the following 
standards will be considered as a Discretionary 
Activity regardless of the status applied to activities 
failing to meet individual rules. 

 
(i) Rule 14.5.2 (a) Residential Development 

Intensity  
(ii) Rule 14.5. 3 (a) Building Height 
(iii) Rule 14.5 5 (a) Overshadowing 
(iv) Rule 14.5.6 (a) Streetscene 
(v) Rule 14.5.8 Setbacks 
(vi) Rule 14.5.11 Building Modulation  
(vii) Rule 14.5.12 (a) or (b) Site coverage  
(viii) Rule 14.5.13 Outdoor Living Area 

 
(b) In addition failure to meet activity standards 

considered crucial to maintaining the character, 
amenity and coherence of the Suburban Residential 
Zone will be considered as a Discretionary Activity 
regardless of failure to met any other permitted activity 
standard.  These rules are: 
 
(i) Rule 14.5.2 (a) Residential Development 

Intensity  
(ii) Rule 14.5. 3 (a) Building Height 
(iii) Rule 14.5.12 (a) or (b) Site coverage  
 
 

14.5.2 Residential Development Intensity 
(a) For all Residential Zones, excluding sites in the 

Pyes Pa West Urban Growth Area, the maximum 
development intensity for Residential Activities on 
a site shall be: 

 
High Density Urban 
Residential Zone 1 independent dwelling unit 

per 100m2 of site area 
Suburban Residential 
Zone 
(excluding sites in the Pyes 
Pa West Urban Growth 

1 independent dwelling unit 
per 325m2 of net site area 
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Area) 

Urban Marae Community 
Zone 

 

1 independent dwelling unit 
per 325m2 of gross site area. 

Ngati Kahu Subzone A and 
Commercial (Waewae 
Subzone) 

17 Independent Dwelling 
Units (or their Ngati Kahu 
Kaumatua Dwelling Unit 
Equivalent) per Hectare 

Large Lot Residential 
Zone 

 

1 independent dwelling unit 
per site 

 
Note: Failure to comply with Rule 14.5.2 (a) will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 

 

(b) Suburban Residential Zone: Pyes Pa West 
Urban Growth Area  
(i) With respect to the development of residential 

activities in the Pyes Pa West Urban Growth 
Area (SP13) development shall proceed in 
accordance with the staged development plan 
shown in Part B, Section 7, Diagram 7.  The 
combined minimum average yield from 
residential activities in the Suburban 
Residential Zone and the Suburban 
Residential Zone, Medium Rise Policy Area in 
the Pyes Pa West Urban Growth area shall be 
15 independent dwelling units per hectare. 

(ii) This will be measured as an average over the 
current and any preceding development 
stages as shown on Part B, Section 7, 
Diagram 7 and shall be met for the current 
and 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 (Refer to Chapter 12 Subdivision) 
of a subsequent stage may proceed to a 
consent process when the trigger level for 
development in Appendix 14 A Trigger Levels 
for Development is reached. 

 
Note: Failure to comply with Rule 14.5.2 (b) will result in the 
activity being considered as a Non-Complying Activity in 
accordance with Rule 14.9. 

 

14.5.3 Building Height  
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The maximum height of any building on a site shall be: 
 
High Density Urban 
Residential Zone i.9m, except: 

ii.within the High Rise Policy 
Area of the High Density 
Urban Residential Zone 
where the maximum height 
of any building shall be in 
accordance with Rule 
14.6.2.1(b) and (c). 

Suburban Residential 
Zone  i.  9m, except: 

ii. within 20m of the 
southern boundary of the 
Ngati Hangarau Rural Marae 
Community Zone the 
maximum height of any 
building shall be 4.5m, 

iii. within the Medium Rise 
Policy Area of the Suburban 
Residential Zone where the 
maximum height of any 
building shall be 12m. 

Urban Marae Community 
Zone 9m 

Ngati Kahu Subzone A, 
Commercial (Waewae) 
Subzone and Subzone B 
(Recreation) 

9m 

Ngati Kahu Subzone B 
(Conservation)  

3.5m 

Large Lot Residential 
Zone 

9m 

 
Note: Failure to comply with any clause of Rule 14.5.3 will 
result in the activity being considered as a Discretionary 
Activity in accordance with Rule 14.8. 
 
 
14.5.4 Building Scale - Ngati Kahu Papakainga Zone, 

Subzone B 
 
Subzone B (Recreation) i.  The maximum gross floor 

areas of any building in Sub 
Zone B (Recreation) shall be 
150m2 
 
ii.  No more than two buildings 
are permitted as permitted 
activities in Subzone B 
(Recreation) 

Subzone B (Conservation) i.  The maximum gross floor 

 

 

 

Tauranga Airport 
Height Restriction: 

See Rule 4.11 
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areas of any building in Sub 
Zone B (Conservation) shall 
be 10m2 
 
ii.  No more than one building 
is permitted as permitted 
activities in Subzone B 
(Conservation)  

 
Note: Failure to comply with any clause of Rule 14.5.4 will 
result in the activity being considered as a Restricted 
Discretionary Activity in accordance with Rule 14.7. 
 
 
14.5.5 Overshadowing  
(a) All Residential Zones, excluding Ngati Kahu 

Subzone B 
All buildings shall be within a building envelope of 2.7m height 
above ground level and a specified angle into the site. 
For the purpose of this rule the angle into the site shall be 
obtained from Appendix 14 B and the instructions contained 
there. 
(b) Ngati Kahu Subzone B  
All buildings in the Subzone B (Recreation) and Subzone B 
(Conservation) shall be within a building envelope of 2m 
height above ground level and a specified angle into the 
zone. 
For the purpose of this rule the angle into the zone shall be 
obtained from Appendix 12 C and the instructions contained 
there. 
 
Note: Failure to comply with Rule 14.5.5 will result in the 
activity being considered as a Restricted Discretionary 
Activity in accordance with Rule 14.7. 
 
 
14.5.6 Streetscene 
(a) All Residential Zones – excluding Ngati Kahu 

Papkainga Zone  
All buildings (including those buildings that may be 
defined as signs) on a site with a frontage to a 
legal road shall be set back  from the road 
boundary of the site as follows: 
(i) 3m, except 
(ii) all garages or carports designed with direct 

vehicle access to a road shall be set back at least 
4.5m from the road boundary 

(iii) All buildings on a site adjoining a road frontage 
identified on the Planning Maps (Part B) as Future 
Road Widening shall have the required setback 
measured from the potential road line boundary. 

(iv) The maximum height of a fence or wall on the 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Note:  For Permitted 
Overshadowing 
Intrusions, see Rule 
4.10. 
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road frontage boundary of the site shall not 
exceed 1.2 metres in height if solid or up to 2.0m 
in height if visually permeable. 

 
Figure 14.5A: Front Fences 
(v) The provision of on-site parking shall not be 

located within the required Streetscene setback. 
 

(b) Ngati Kahu Papakainga Zone 
(i) All garages or carports designed with direct vehicle 

access to a road shall be set back at least 4.5m 
from the road boundary 

(ii) All buildings on a site with frontage to Carmichael 
Road and State Highway 2 shall be set back 5 
metres from the road boundary of the site. 

(iii) The provision of on site parking shall not be 
located within the required Streetscene 
setback. 

 
Note: Failure to comply with Rule 14.5.6 will result in the 
activity being considered as a Restricted Discretionary 
Activity in accordance with Rule 14.7. 
 

 

14.5.7 Access 
(a) All Residential Zones, excluding Ngati Kahu 

Papakainga Zone 
The maximum number of independent dwelling units, 
visitor accommodation or shared accommodation that 
can be served by private rights-of-ways, private 
accessway or legal access lot shall be: 

 

up to and including 2 
independent dwelling units 
only 

2.7m minimum legal widtha. 

3-4 independent dwelling 
units, or up to 2 independent 
dwelling units that include 
any one permitted ancillary 
visitor accommodation 
facility per independent 

3m minimum legal widtha 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 
a  Legal width means the 
width of the vehicle 
access as defined by 
legal survey plan, 
memorandum or 
easement.  
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dwelling unit or 2 shared 
accommodation premises 

5 -12 independent dwelling 
units, or up to 8 independent 
dwelling units that included 
any permitted ancillary visitor 
accommodation facility or up 
to 8 shared accommodation 
premises 

6m minimum legal widtha, 
provided that the shared 
access is constructed to allow 
2 vehicles to pass within its 
boundaries. 

 
(b) Ngati Kahu Papakainga Zone  

(i) The maximum number of dwellings that can 
be served by private right-of-way, private 
accessway or legal access lot shall be: 

 
Up to and including 2 dwelling 
units or dwelling unit 
equivalents only (includes 
Ngati Kahu dwelling 
equivalents): 

2.7m minimum width 

4 dwelling units, or up to 2 
dwelling units that include any 
one permitted ancillary visitor 
accommodation facility per 
dwelling unit or equivalent as 
above: 

3m minimum width 

12 dwelling units or their 
equivalent, or up to 8 dwelling 
units that include any 
permitted ancillary visitor 
accommodation facility  

6m minimum width provided 
that the shared access is 
constructed to allow 2 
vehicles to pass within its 
boundaries. 

 
(ii) Any vehicle access to the Commercial 

(Waewae) Subzone shall be located generally 
opposite Te Paeroa Street. 

 
Note: Failure to comply with Rule 14.5.7 will result in the 
activity being considered as a Restricted Discretionary 
Activity in accordance with Rule 14.7. 
 

14.5.8 Setbacks  
(a) All Residential Zones, excluding the Ngati Kahu 

Papakainga Zone  
All buildings shall be set back from side and rear 
boundaries so as to provide: 
(i) Side setbacks of at least 1.5m minimum 

dimension and a rear setbacks of at least 1.5 m 
minimum dimension; except,  

(ii) a setback of at least 5m minimum dimension 
shall be provided where a site adjoins a 
Conservation Zone, and  

(iii) a setback of at least 5m minimum dimension 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: See Rule 15.5.26 
for setbacks from the 
Coastal Environment 
and Natural Waterways  

Note:  For Permitted 
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where a site adjoins the Western or Northern 
boundary of the Bethlehem Commercial 
Business Zone (north side of State Highway 2) 

 
(b) Ngati Kahu Papkainga Zone  

All buildings shall be set back from the northeastern 
boundary of the zone in accordance with the Ngati 
Kahu Papakainga Zone Plan showing Zone setbacks. 
All buildings should be set back from site boundaries 
so as at least: 
(i)  1.5m minimum dimension from a side 

boundary 
(ii) At least 1.5m minimum dimension from a rear 

boundary. 
 
Note: Failure to comply with Rule 14.5.8 (a) i or iii will result 
in the activity being considered as a Restricted  Discretionary 
Activity in accordance with Rule 14.7 
Note: Failure to comply with Rule 14.5.8.(a) ii will result in 
the activity being considered as a Non-Complying Activity in 
accordance with Rule 14.9. 
Note: Failure to comply with Rule 14.5.8 (b) (i) or (ii) will 
result in the activity being considered as a Restricted 
Discretionary Activity in accordance with Rule 14.7. 
 
 
14.5.9 City Living Zone Alterations and/or Additions 

to Residential Activities (Legally established at 
date of Plan notification) 

(a) All alterations or addition shall meet the following 
Permitted Activity Standards: 
 
(i) Rule 14.5.2 (a) Residential Development 

Intensity 
(ii) Rule 14.5. 3 (a) Building Height 
(iii) Rule 14.5 5 (a) Overshadowing 
(iv) Rule 14.5.6 (a) Streetscene 
(v) Rule 14.5.8 Setbacks 
(vi) Rule 14.5.11 Building Modulation  
(vii) Rule 14.5.12 (a) or (b) Site coverage  
(viii) Rule 14.5.13 Outdoor Living Area 
 

Note: Failure to comply with Rule 14.5.9 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.10 City Living Zones - Accessory Buildings 
(a) All buildings shall have a maximum floor area of 50m2 

for each residential unit on the site, 

Setback Intrusions, see 
Rule 4.10. 
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(b) The maximum building height shall be 4.5 metres, 
(c) An accessory building may intrude into a setback 

(Rule 14.5.8(a) other than a front yard, provided that 
the overshadowing rule (Rule14.5.5 (a)) is met. 
 

Note: Failure to comply with Rule 14.5.10 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.11 Building Modulation - Suburban Residential 

Zone 
(a) On a site in the Suburban Residential Zone where 

the length of a wall measured parallel to any external 
or internal boundary (notional boundary between 
independent dwelling units on site) exceeds 15m 
there shall be a step in or out of the wall (full height of 
façade) of at least 800mm in depth and 1.2m in 
length. 

(b) Setbacks of less than 800mm in depth shall be 
included in the aggregated length of the wall.  
 

 
Figure 14.5B: Building Modulation 
 

Note: Failure to comply with Rule 14.5.11 will result in the 
activity being considered as a Restricted Discretionary 
Activity in accordance with Rule 14.7. 

 

14.5.12 Site Coverage – Suburban Residential Zone  
The maximum amount of a site in the Suburban Residential 
Zone that can be covered by buildings shall be 
(a) 40% of the net site area, except 
(b) on sites of 400m2 or less created before August 

2009 the site coverage shall be 45% of the net 
area.  
 

Note: Failure to comply with Rule 14.5.12 will result in the 
activity being considered as a Discretionary Activity in 
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accordance with Rule 14.8. 

 

14.5.13 Outdoor Living Area – Suburban Residential 
Zone  

(a) In the Suburban Residential Zone each independent 
dwelling unit shall be provided with an outdoor living 
area at the ground floor level which shall comprise: 
(i) a minimum area of 50 m2 capable of containing a 

6m diameter circle, and  
(ii) be for the exclusive use of the independent 

dwelling unit, and  
(iii) be readily accessible from a living area of the 

independent dwelling unit it is exclusive to, and  
(iv) be free of driveways, manoeuvring areas, 

parking, buildings and service areas  

 

Note: Failure to comply with Rule 14.5.13 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.14 Secondary Independent Dwelling Units in the 

Suburban Residential Zone  
(a) The minimum site size required for the erection of a 

secondary independent dwelling unit is 500m2 net site 
area. 

(b) Development on the site is restricted to one principal 
independent dwelling unit and its secondary 
independent dwelling unit and their accessory 
buildings. 

(c) A secondary independent dwelling unit can only be 
erected in conjunction with the principal independent 
dwelling unit on site and must be encompassed within 
the bulk of the principal independent dwelling unit or 
as a second storey to the principal independent 
dwelling unit’s garage. 

(d) A secondary independent dwelling unit shall be limited 
to 2 bedrooms. 

(e) The combined development shall be subject to the 
same Building Height, Streetscene, Space about 
Buildings, Building Modulation and Overshadowing 
provisions as would apply to an independent dwelling 
unit in the Suburban Residential Zone. 

(f) The principal independent dwelling unit shall be 
provided with an outdoor living area in accordance 
with Rule 14.5.13. 

(g) The secondary independent dwelling unit shall be 
provided with an outdoor living area at ground floor 
level which shall be : 
(i) of a minimum area of 35 m2 capable of containing 

a 4m diameter circle  
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(ii) for the exclusive use of the secondary 
independent  dwelling unit   

(iii) readily accessible from a living area of the 
secondary independent dwelling unit it is 
exclusive to 

(iv) free of driveways, manoeuvring areas, parking, 
buildings, and service areas.  

(h) The secondary unit shall be provided with a service 
area of 10m2 and a minimum dimension of 2.5m.  The 
service area may be provided within the garage or an 
accessory building provided that it does not encroach 
into the area required for carparking. 

 

Note: Failure to comply with Rule 14.5.14 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 

 

14.5.15 Home Based Businesses 
 

(a)  All Residential Zones, excluding Ngati Kahu 
Papakainga Zone  
The maximum development intensity for a home-
based business or combination of home based 
businesses activities on a single site shall be: 
(i) Every home-based business or combination of 

home-based business activities on a single site 
may employ not more than two other persons (Full 
Time Equivalent (FTE)) additional to the members 
of the household who permanently reside on the 
site and who own and operate the business from 
that site 

(ii) The activity shall be carried out either within a 
dwelling, an accessory building, or in an outdoor 
activity area clearly designed and constructed for 
the purpose of the business or businesses, or a 
combination of these areas. The maximum total 
gross area used for the home-based business or 
combination of businesses, including retail sales 
space, shall be 50m².   

(iii) The activity, including any aspect of the activity 
undertaken in an outdoor activity area, shall not 
encroach on the setback requirements of the site 
as defined in the Plan. 

(iv) Retail sales from a home-based business or 
businesses shall be limited to those goods and 
materials produced by the home-based business 
or utilised in the direct operation and management 
of that business or those businesses on the site.  
Retail sales shall take place from within a building 
or structure on the same site and the area 
occupied for retail sales shall be a constituent part 
of the gross area of the activity. 
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(b( Ngati Kahu Papakainga Zone 

The maximum development intensity for a home-
based business in the Ngati Kahu Papakainga 
Subzone A and the Commercial (Waewae) 
Subzone shall be: 
(i) Every home-based business may employ not 

more than two other persons additional to the 
members of the household who permanently 
reside on the site and who own and operate the 
business from that site. 

(ii) The activity shall be carried out either wholly 
within a dwelling, within an accessory building, or 
in an outdoor yard clearly designed and 
constructed for the purpose.  The maximum gross 
floor area of any associated building and/or 
outdoor activity area used in conjunction with the 
home-based business shall be 80m2. 

(iii) Retail sales from a home-based business or 
other permitted activity shall be limited to 
those goods and materials produced by the 
home-based business and shall take place 
within a building or structure associated with 
the residential activity of the operator. 

 

Note: Failure to comply with Rule 14.5.15 (a) will result in the 
activity being considered as a Non-Complying Activity in 
accordance with Rule 14.9. 
Note: Failure to comply with Rule 14.5.15 (b) will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8 

 

 

14.5.16 Education Facilities, Health Centres and 
Offices in the Urban Marae Community Zone 

(a) Day care centres, preschools, primary schools, 
secondary schools and education facilities shall be 
designed to ensure that the maximum occupancy of 
children or students at any one caregiving or 
education session, exclusive of staff, is 25. 

(b) Health Centres and Offices shall be designed to 
ensure that maximum occupancy of fulltime equivalent 
staff on the site is four. 

(c) Day care centres, preschools, primary schools, 
secondary schools and education facilities shall 
provide a 1.8m high screen wall or fence of 
permanent materials along any zone boundary other 
than a road boundary  

 
Note: Notwithstanding any other rule in the Plan failure to 
comply with any clause of Rule 14.5.16 will result in the 
activity being considered as a Discretionary Activity in 
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accordance with Rule 14.8.  
 
 
14.5.17 Education Facilities, Health Centres and 

Offices in the Ngati Kahu Papakainga Zone 
 

(a) Health Centres and Offices  
(i) Health centres and offices in Subzone A shall 

be designed to ensure the maximum 
occupancy of fulltime equivalent staff on the 
site is twelve. 

(ii) This limit shall not apply to offices in the 
Commercial (Waewae) Subzone. 

 
(b) Education Facilities in the Ngati Kahu Papakainga 

Subzone A and Commercial (Waewae) Subzone. 
Day care centres, preschools, primary schools, 
secondary schools and education facilities in the 
Ngati Kahu Papakainga Subzone A and the 
Commercial (Waewae) Subzone shall be designed 
to ensure the maximum occupancy of children or 
students at any one caregiving or educational 
session, exclusive of staff, is 50. 
 

Note: Failure to comply with Rule 14.5.17 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.18 Produce Stalls  

Produce stalls in the Ngati Kahu Papakainga 
Subzone A and the Commercial (Waewae) 
Subzone shall have a maximum gross floor area 
per site of 50m2. 

Note: Failure to comply with Rule 14.5.18 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.19 Gymnasia 

Gymnasia in the Commercial (Waewae) Sub Zone 
shall be designed to ensure the maximum 
occupancy of persons using the facility exclusive of 
staff, is 50. 

Note: Failure to comply with Rule 14.5.19 will result in the activity 
being considered as a Discretionary Activity in accordance with 
Rule 14.8. 
 
 
14.5.20 Visitor Accommodation 
The maximum development intensity for visitor accommodation 
on a site shall be as follows: 
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(a) High Density Urban 
Residential Zone and Urban 
Marae Community Zone  

(i) 1 self-contained visitor 
accommodation unit per 
100m2 of site, or 

(ii) Where visitor 
accommodation is not 
self-contained the 
maximum gross floor 
area (GFA) of habitable 
rooms shall be 65m2 per 
100m2 of site area. 

(iii) When added together, 
the maximum gross floor 
area (GFA) of all 
habitable rooms 
associated with visitor 
accommodation on the 
site shall not exceed 
65m2 

(b) Suburban Residential 
Zone and Large Lot 
Residential Zone 

(i) Sites shall be a minimum 
of 600m2, and 

(ii) The visitor 
accommodation activity 
shall be associated with 
and ancillary to an 
independent dwelling unit 
on the site, and 

(iii) When added together, 
the maximum gross floor 
area (GFA) of all 
habitable rooms 
associated with visitor 
accommodation on the 
site shall not exceed 
65m2. 

(c) Ngati Kahu Papakainga 
Subzone A 

(i) For sites 1000m2 or 
smaller, a  maximum of 
10 accommodation units 
per site; or 

(ii) For sites greater than 
1000m2: 
(a) One self-contained 

accommodation unit 
per 100m2 of site 
area; or 

(b) Where 
accommodation is 
not self-contained, 
the maximum gross 
floor area of 
habitable rooms 
shall be 65m2 per 
100m2 of site area. 
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Note: Failure to comply with Rule 14.5.20 (a)or (c) will result 
in the activity being considered as a Discretionary Activity in 
accordance with Rule 14.8 
Note: Failure to comply with Rule 14.5.20 (b) will result in the 
activity being considered as a Non-Complying Activity in 
accordance with Rule 14.9. 

 

14.5.21 Shared Accommodation 
The maximum development intensity for Shared Accommodation 
on a site shall be as follows: 

(a) High Density Urban 
Residential Zone, (other than 
high rise buildings in the High-
Rise Policy Area), and Urban 
Marae Community Zone  

Maximum of 8 permanent 
residents per site. 

(b) Suburban Residential 
Zone and Large Lot 
Residential Zone 

(i) Sites shall be a minimum 
of 600m2, and  

(ii) When added together, 
the maximum gross floor 
area (GFA) of all 
habitable rooms 
associated with the 
shared accommodation 
on the site shall not 
exceed 65m2  

(iii) Shared Accommodation 
shall be limited to a 
maximum of 8 
permanent residents per 
site 

 

Note: Failure to comply  with Rule 14.5.21 will result in the 
activity being considered as a Restricted Discretionary 
Activity in accordance with Rule 14.7. 

 

14.5.22 Heavy Machinery – All Residential Zones  
Excluding private motor home vehicles, no heavy 
vehicles, plant, machinery or bulk materials shall 
be parked, stored or displayed on a site.  Heavy 
vehicles may visit and use a site for the purpose of 
picking up or delivery of goods or materials. 

 
Note: Failure to comply with Rule 14.5.22 will result in the 
activity being considered as a Non-Complying Activity in 
accordance with Rule 14.9. 
 
 
14.5.23 Ngati Kahu Special Rule For Commercial 
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(Waewae) Subzone 
(a) The maximum permitted total development area for 

land use activities in the Subzone shall be two 
hectares and this development shall be at a 
location and of a shape that is in accordance with 
the Subzone boundaries shown on Planning Map 
B7. 

(b) Vehicle access to this Subzone shall be off 
Carmichael Road generally opposite Te Paeroa 
Street. 

 
Note: Failure to comply with Rule 14.5.23 will result in the 
activity being considered as a Restricted Discretionary 
Activity in accordance with Rule 14.7. 
 
 
14.5.24 Development Within the Cherrywood 

Commercial Expansion Policy Area. 
 
(a) Within the Cherrywood Commercial Expansion Policy 

Area permitted activities shall include, in addition to 
permitted activities in the underlying Suburban 
Residential Zone, any permitted activity within the 
Commercial Business Zone, subject to: 
(i) The height limit applicable to the Suburban 

Residential Zone; and 
(ii) Permitted activity conditions for the Commercial 

Business Zone, with the exception that Rule 
17.4.6 'Boundaries of the Commercial Business 
Zone and a Sensitive Zone' shall only apply to the 
boundary of the Cherrywood Commercial 
Expansion Policy Area, or between sites within 
the Cherrywood Commercial Expansion Policy 
Area where the adjacent site is used for 
residential purposes. 

 
Note: Failure to comply with Rule 14.5.24 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.25 Identified Sites: Special Permitted Activity 

Conditions 
 
14.5.25.1 Bureta Park Motor Inn, Bureta Road  

Identified site: Lots 1 to 22 DPS 15628. 
(a) On this site the following are permitted activities: 

(i) Visitor accommodation,  
(ii) licensed bars,  
(iii) restaurants 
(iv) reception, 
(v) entertainment and conference facilities 
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(vi) wholesale-retail liquor shop; 
(vii) accessory buildings and activities, including a 

fleamarket and on-site vehicle parking: 
(b) Maximum site coverage on site shall be: 25% 
(c) Maximum building height on site shall be : 11m 
(d) A 12m-wide landscape strip shall be provided and 

maintained around the perimeter of the site, measured 
from the site boundary.  No buildings, vehicle parking, 
manoeuvring or accessways, other than the existing 
vehicle accessways to Bureta Road and Vale Street, 
shall be permitted within this landscape strip. 

(e) Vehicle access points shall be limited to one 
combined entry/exit from Vale Street and one entry 
and one exit point from Bureta Road. Additional 
building development on the identified site shall 
provide a right-hand vehicle turning bay to serve the 
Vale Street access in accordance with traffic 
engineering design standards 

(f) All other permitted activity conditions in the Suburban 
Residential Zone shall apply to development on the 
identified site. In circumstances where these may 
conflict with the special permitted activity conditions in 
this Rule, this Rule shall prevail. 

 

Note: Failure to comply with Rule 14.5.25.1 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 

 

14.5.25.2 Hotel Armitage, Brown Street 
Identified site: Lot 1 DPS 47299, Lots 1 & 2 DPS 
7112 and Allotment 337 and Part Allotment 338, 
Section 1 Town of Tauranga 

(a) On this site the following are permitted activities: 
(i) Visitor accommodation, 
(ii) licensed bars, 
(iii) restaurants, 
(iv) reception, 
(v) Entertainment and conference facilities, 
(vi) accessory buildings and accessory activities, 

including on-site vehicle parking 
(b) The maximum building height on site shall bet: 11m 
(c) The minimum frontage setback on site shall be: 4.5m 
(d) Frontage landscaping comprising a mix of trees, 

shrubs and groundcover shall be provided contiguous 
to, and to a width of at least 4.5m, measured from, the 
road boundary, exclusive of permitted vehicle 
accessways 

(e) All other permitted activity conditions in the City Living 
Zone shall apply to development on the identified site. 
In circumstances where these may conflict with the 
special permitted activity conditions in this Rule, this 
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Rule shall prevail.  
Note: Failure to comply with Rule 14.5.25.2 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 

 

14.5.25.3 Tauranga Public Hospital, Cameron Road 
Identified site: Pt Lot 1 DP 31036, Lot 1 DP 31407, 
Pt DP 16397, Pt Allots 30, 31, 32, 60, 67, 96 and 
allotment 141 Suburb of Tauranga 

(a) On this site the following are permitted activities: 
(i) Hospital facilities, 
(ii)  community health care centres, 
(iii)  medical research, 
(iv)  residential and staff accommodation, 
(v)  carparking, 
(vi)  workshops, 
(vii)  accessory buildings and accessory activities 
 

(b) The maximum building height on site shall be: 
(i) Height Area A – 27m 
(ii) Height Area B – 9m 
 

(c) The minimum frontage setback on site shall be: 
(i) Cameron Road frontage – 10m 
(ii) Other road frontages – 3m 
 

(d) On all road frontages landscaping comprising a mix 
of trees, shrubs and groundcover shall be provided 
contiguous to, and to a width of at least 2m 
measured from, the road boundary, exclusive of 
permitted vehicle accessways 

(e) Vehicle access points on to Cameron Road shall 
be permitted and located where specified on 
Appendix 14C 

(f) The existing vehicle access point at the 17th 
Avenue/Cameron Road intersection shall be 
relocated a minimum of 20m back along the 17th 
Avenue frontage of the site, as measured from the 
intersection of Cameron Road at such a time as 
the main entry on Cameron Road opposite 18th 
Avenue is closed 

(g) All other permitted activity conditions in the 
Suburban Residential Zone shall apply to 
development on the identified site. In circumstances 
where these may conflict with the special permitted 
activity conditions in this Rule, this Rule shall prevail.  
 

Note: Failure to comply with Rule 14.5.25.3. will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
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14.5.25.4 90 Waihi Road  
 
(a) On this site the following are additional permitted 

activities: 
(i) Business Activities and Places of Assembly 

(excluding licensed premises) subject to the 
following: 

(ii) Compliance with relevant permitted activity 
conditions for the residential zone; 

(iii) Compliance with the Streetscene Rule 17.4.5 and 
Sensitive Zone Boundary Rule 17.4.6; and 

(iv) Compliance with Rules in other sections of the 
Plan, as required by Rule 17.4.10. 

 
Note: Failure to comply with Rule 14.5.25.4. will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.5.26 Natural Character: Coastal Environment and 

Natural Waterways, 
(a) All Residential Zones excluding the Ngati Kahu 

Papakainga Zone 
Within: 

(i) 15m inland of mean high water springs or 10m of 
any permanently flowing stream  

(ii) 10m of the special building setback line applying 
along the harbour headland and escarpments of 
Bethlehem North (see Planning Map B6) 

(iii) No activity shall result in  
(iv) The erection of any building or structure 
(v) The clearance of more than 20m2 of indigenous 

vegetation in any 12 month period 
(vi) The removal, deposition or disturbance of more 

than 20m3 of earth in any 12-month period 
 
Note: Notwithstanding any other rule in the Plan failure to 
comply with any clause of Rule 14.5.26 (a) will result in the 
activity being considered as a Non-Complying Activity in 
accordance with Rule 14.9.  
 
(b) Ngati Kahu Papakainga Zone , excluding Subzone 

B  
(i) Within 20m inland of mean high water springs 

or 20m of the banks of the Wairoa River in the 
Ngati Kahu Papakainga Zone 

(ii) No activity shall result in: 
(iii) The erection of any building or structure. 
(iv) The clearance of more than 20m2 of indigenous 

vegetation in any 12-month period. 
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(v) The removal, deposition or disturbance of more 
than 20m3 of earth in any 12-month period. 

(vi) The removal of any native tree. 
 

Note: Notwithstanding any other rule in the Plan, any 
permitted activity that does not meet the conditions of Rule 
14.5.26 (b) shall be a Discretionary Activity. 

(c) Natural Character: Ngati Kahu Papakainga 
Subzone B 
(i) On Subzone B (Recreation and Conservation) 

no activity shall result in: 
(ii) The clearance of more than 20m2 of 

indigenous vegetation in any 12 month period; 
(iii) The removal, deposition or disturbance of 

more than 10m3 of earth in any 12 month 
period; 

(iv) The removal of any native tree; 
(v) Site works exceeding an area of 20m2 in any 

12 month period; 
(vi) The use of machinery when undertaking 

maintenance works. 
 

Note: Notwithstanding any other rule in the Plan, any 
permitted activity that does not meet the conditions of Rule 
14.5.26 (c) shall be a Discretionary Activity. 

 

14.5.27 Rules in other Sections of the Plan  
Activities within the Residential Zones shall also comply with the 
following permitted activity conditions found within other sections 
of the Plan: 

(a) Traffic management, safety and convenience 
conditions specified within Rule 4.10.1; 

 
(b) Signage conditions specified within Rule 4.7.1; 
 
(c) Noise and disturbance conditions specified within 

Rule 4.8.1; 
 
(d) Exterior lighting and glare conditions specified 

within Rule 4.9.1; 
 
(e) Heritage conditions specified in Rules 7.4 to 7.7 

inclusive; 
 
(f) Natural hazard conditions specified in Rules 8.4 to 

8.7 inclusive; and 
 
(g) Man made hazard conditions specified in Rule 

13.5. 
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14.6 Controlled Activity Rules 
 
The following are Controlled Activities where they do not 
contravene any Controlled Activity Standard or Term: 
All those activities listed in Table 14.4A as Controlled Activities. 
 
14.6.1 Controlled Land-Use Activity Standards and 

Terms for High-Rise Sites – High Density 
Urban Residential Zone 

 
14.6.1.1 Development Intensity and Scale 
(a) The maximum development intensity of activities in a 

high-rise building on a specified site within the High-
Rise Policy Area shall be: 
(i) Residential Activities : 1 household unit per 60m2 

of net site area 
(ii)  Visitor Accommodation 1 accommodation unit 

per 30m2 of net site area 
(iii) For the purposes of this rule, net site area means 

the area of the site that is contained within the 
specified High-Rise Policy Area boundary as 
shown on the Planning Maps (PartB) 

(b) No part of any building on a specified site within the 
High-Rise Policy Area shall penetrate a maximum 
height plane shown in Appendix14. D Reduced Levels 
of Maximum Height Plan Relative to Boundaries, 
Mount Maunganui High-Rise Policy Area. 

(c) Every high-rise building shall be contained wholly 
within the specified High-Rise Policy Area boundary 
and set back from site boundaries or the High-Rise 
Policy Area boundary at least:  
(i) Front (road) boundary: 5m  
(ii) Rear boundary: 5m up to 9m height and 7.5m 

above 9m height 
(iii)  Side boundary: 3m up to 9m height and 7.5m 

above 9m height 
Provided that: 

(iv) every part of any high-rise building is also within 
a building envelope formed by two lines 
intersecting at the mid-point on each 
development site boundary or High-Rise Policy 
Area boundary, whichever is applicable, and any 
road boundary that lies adjacent to the building 
to be erected, such that each line forms an angle 
of 35° with that site boundary. (See Appendix 
14.E )  

(d) No more than one high-rise building shall be permitted 
per site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Tauranga Airport 
Height Restriction: 

See Rule 4.11 
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14.6.1.2 Wind Effects 
(a) High-rise buildings shall be designed to minimise 

accelerated wind-speed effects that may cause 
damage to neighbouring buildings or structures, or 
ground-level discomfort to pedestrians using public 
spaces 

(b) A report from a suitably qualified person experienced 
in the analysis of wind effects shall be submitted with 
each application. 

Note: Notwithstanding any other rule in the Plan any building on 
a specified high-rise site in the High Density Urban Residential 
Zone that exceeds the maximum height permitted by Rule 
14.6.1.1 (b) is a Prohibited Activity under Rule 14.10. 
 
Note: Notwithstanding any Controlled Activity that does not 
meet any of the other conditions of Rule 14.6.1 shall be a 
Restricted Discretionary Activity under Rule 14.7.. 

 

14.6.2. Controlled Land Use - Matters of Control and 
Conditions for High-Rise Sites – High Rise 
Policy Area, High Density Urban Residential 
Zone 

 
14.6.2.2.1 Assessment of Applications and Conditions for the 

High-Rise Buildings in the High-Rise Policy Area 
For controlled land-use activities on a specified site within the 
High-Rise Policy Area the matters over which Council 
reserves control are: 
(a) Development intensity and scale, wind effects and 

traffic management, safety and convenience 
standards to be applied to the site development 

(b) The imposition of any conditions in accordance 
with Section 108 of the Resource Management Act 
1991 to address the matters in (a) above. 

(c) Man made hazard conditions specified in Rule 
13.5. 

 

 
14.6.3 Controlled Land-Use Activity Standards and 

Terms for City Living Zones 
14.6.3.1 Development Density  
(a) The minimum site area required for each independent 

dwelling unit shall be: 
 

Activity City Living 
Residential 
Sub Zone 

City Living 
Mixed Use 
Residential 
Sub Zone 

City Living 
Mixed Use 
Commercial 
Sub Zone 

Comprehensive 
Residential 

200m2 per 
independent 

200m2 per 
independent 

150m2 per 
independent 
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Development; 

 

dwelling unit 

 

dwelling unit 

 

dwelling unit 

 
Comprehensive 
Residential 
Development –
With Site Density 
Bonus (see Rule 
14.17.1. (b).) 

Up to a 
maximum of 
150m2 per 
independent 
dwelling unit 

Up to a 
maximum of 
150m2 per 
independent 
dwelling unit 

Up to a 
maximum of 
100m2 per 
independent 
dwelling unit 

 
(b) The Site Density Bonus shall be available only when; 

The site area is at least 1500m2 
The site can wholly contain a circle with at least a 30 
metre diameter, 

(c) Residential, office and health centre activities are 
located within one cohesive building envelope on the 
site and be comprehensively designed to meet the 
relevant Controlled Activity Rules, 

(d) For the purposes of this Rule, the net site area 
includes any part of the site area related to or 
occupied by an office or health centre activity. 

 
Note: Failure to comply with Rule 14.6.3.1 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
14.6.3.2 Independent Dwelling Unit Minimum Size 

All independent dwelling units shall be designed to 
provide at least two bedroom units or more, and 
have a minimum gross floor area of 80m2. 
 

Note: Failure to comply with Rule 14.6.3.2 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 

 
 

14.6.3.3 Building Height  
(a) The maximum height of a building shall be: 

 
City Living 
Residential 
Sub Zone 

City Living Mixed 
Use Residential 
Sub Zone 

City Living Mixed 
Use Commercial 
Sub Zone 

13 metres 13 metres 19 metres 
 

(b) The minimum ground floor to first floor height for a 
building ground floor shall be: 

 
City Living 
Residential 
Sub Zone 

City Living Mixed 
Use Residential 
Sub Zone 

City Living Mixed 
Use Commercial 
Sub Zone 

NA 4 metres 4 metres 
 

Note: Failure to comply with Rule 14.6.3.3 will result in the 
activity being considered as a Discretionary Activity in 
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accordance with Rule 14.8. 
 
14.6.3.4 Visual Amenity - Streetscene  
(a) The maximum building set back from a site road 

boundary shall be 3 metres 
(b) Vehicle access width to any site measured at the road 

boundary, shall be a minimum of 3 metres and a 
maximum of 6 metres 

(c) The road boundary set back shall comprise 
landscaped, permeable surface except for vehicle and 
pedestrian access. 

(d) Walls and fences erected in the required front set 
back shall be a maximum height of 1.2 metres above 
ground level. 

(e) Any office or health centre shall be located only within 
the ground floor level of a building with direct 
pedestrian access to the street. 

 
 

 
Figure 14.6 A 

 
Note: Failure to comply with Rule 14.6.3.4 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.6.3.5 Visual Amenity and Convenience - Other Site 

Boundaries   
(a) (i) The minimum building set back from a site side 

or rear site boundary shall be: 
 
City Living 
Residential 
Sub Zone 

City Living Mixed 
Use Residential 
Sub Zone 

City Living Mixed 
Use Commercial 
Sub Zone 

Side; 1.5  metres 
 
 
Rear; 3 metres 

Side; At least one 
yard of 3.0 metres 
 
Rear; 3 metres 

Side; At least one 
yard of 3.0 metres 
 
Rear; 3 metres 

 

(ii) Provided that, part of a building may encroach on 
a required set back as permitted by Rule 4.10. 

(b) All required on site parking shall be located to the rear 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

TCC Draft City Plan – Chapter 14 Residential Activity Zones  Page Number 14.39 

of or beneath the principal building(s) on a site. 
Vehicle access and circulation to on site parking shall 
be from the side or rear of the principal building (s) 
(other than provided by Rule 14.6.3.5 (a) (ii) above), 
provided also that the relevant provisions of Chapter 4 
General Rules are complied with. 
 

Note: Failure to comply with Rule 14.6.3.5 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 

 
14.6.3.6 On site Outdoor Living Areas and Service Areas  
(a) Each residential unit shall be provided with an on site 

outdoor living area which shall be: 
For residential units at ground floor level; a minimum 
area of 30m2 capable of containing a 3 metre diameter 
circle 
For residential units above ground floor level; a 
minimum area of 6.0m2 and a minimum dimension of 
2.0 metres 
(i) For the exclusive use of the independent dwelling 

unit 
(ii) Directly accessible from the main living area of 

the unit to which it relates 
(iii) Unobstructed by driveways, manoeuvring areas, 

parking, accessory buildings and service areas 
(iv) Wheelchair accessible 

 
(b) Each building shall be provided with a service storage 

area which shall be: 
(i) a minimum area of 4.0m2 with a minimum 

dimension of 1.5 metres for each independent 
dwelling unit or business unit 

(ii) Located at ground floor level within the site and 
be legally and physically accessible to the 
residential or business activities in the building 
and to service collection vehicles 

(iii) visually screened from direct view from the public 
street, on site outdoor living areas or adjoining 
properties 

 
Note: Failure to comply with Rule 14.6.3.6 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.6.3.7 On Site Visual Outlook  
(a) Each independent dwelling unit shall be provided with 

outlook space free of structures, (other than those 
required for human safety when using a required 
outdoor living area) or other buildings. 
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(b) The minimum dimensions of an outlook space shall 
be: 
(i) From main living areas, 10 metres 
(ii) From bedrooms, 6 metres. 

(c) The minimum dimension shall be measured 
perpendicular to the exterior face of the building that 
encloses the main living area or bedroom. 

(d) The outlook space may be over: 
(i) the site on which the building is located, 
(ii) a legal road, or  
(iii) public open space or reserve  that is owned and 

administered by the Council. 
(e) Where buildings are attached by a common fire wall, 

no outlook space is required between those buildings 
where the common wall is located. 

 
Figure 14.6B: Visual Outlook 
 

Note: Failure to comply with Rule 14.6.3.7 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 

 

14.6.3.8 Solar Access to an Adjoining site  
The building development shall be so designed that its shadow 
only cast at midday 21 June on to any adjoining property does 
not exceed 35% of the site area of that adjoining site, measured 
on an axis of 290at ground level. See Appendix 14F. 

Note: Failure to comply with Rule 14.6.3.8 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
 
14.6.3.9 Rules in Other Sections of the Plan  
 
Activities within the City Living Zone and subzones shall where 
relevant, also comply with the following rules found within other 
sections of the Plan: 
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(a) Traffic management, safety and convenience 
conditions specified within Rule 4.10.1; 

 
(b) Signage conditions specified within Rule 4.7.1; 
 
(c) Noise and disturbance conditions specified within 

Rule 4.8.1; 
 
(d) Exterior lighting and glare conditions specified 

within Rule 4.9.1; 
 
(e) Heritage conditions specified in Rules 7.4 to 7.7 

inclusive; 
 
(f) Natural hazard conditions specified in Rules 8.4 to 

8.7 inclusive; and 
 
(g) Man made hazard conditions specified in Rule 

13.5. 
 
14.6.3.10 Non-Notification  
Applications made under Rule 14.6.3.need not be notified or 
served on affected persons.  

 
 

14.6.3.11 Matters of Control for Controlled Activities in the 
City Living Zone  

In assessing a resource consent for a Controlled Activity, 
provided they comply with the standards in Rule 14.6.3, the 
Council can assess and impose conditions on the following 
matters: 
(a) Site and Building Layout and Design 

(i) Development should be designed to 
complement the City Living,/urban environment 
intended through cumulative development of the 
zone. 

(ii) The building should be designed to break up 
vertical and horizontal mass through articulation 
of the façade and relate to a human scale. 

(iii) The development should be designed to enable 
reasonable access to daylight for adjoining 
properties 

(iv) Residential development should be designed to 
create a high standard of on site amenity and 
visual privacy between units with the design and 
location of outdoor living areas, outdoor space or 
outdoor communal areas 

(v) Buildings and activities should be 
(vi) designed and located to minimise any adverse 

effects from noise, within the building and from 
outdoor activity areas 

(vii) Service storage areas should be designed and 
located to ensure convenient use for residents, 
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business occupiers and service vehicles 
(viii) Buildings and activities should be designed to 

enable visual surveillance of the street 
(ix) Site development should provide landscaping 

around buildings, open spaces and accessways 
and integrate on site, mature vegetation into the 
design 

(x) Vehicle and pedestrian access should be 
designed and located to ensure safe and 
efficient movement on site and to and from the 
street. 

(xi) Access to residential and business activities on 
the site should be clearly legible from the street. 

(xii) Subdivision should support the layout of 
activities on the site. 

(b) Man made hazard conditions specified in Rule 
13.5. 

 

Note: The Development Guide of Tauranga City Council will be 
used as a reference guide in consideration of these matters. 

 

14.6.4 Controlled Land Use – Additional Activity 
Standards and Terms for Comprehensive 
Development in the Suburban Residential Zone 
Medium Rise Policy Area, Pyes Pa West Urban 
Growth Area.  

 
(a) For the purpose of this rule, "Comprehensive 

Development" means: The development of sites 
greater than 3,000 m2 in area in the Pyes Pa West 
Suburban Residential Zone Medium Rise Policy Area 
as an integrated site development. 

(b) For the avoidance of doubt, in all circumstances 
where a comprehensive development is undertaken 
subdivision consent for the proposed development 
shall not be granted until a land use consent is 
granted by Council for the development in accordance 
with the Standards and Terms specified in Rule * 

(c) The minimum yield from residential activities in the 
Medium Rise Policy Area in the Pyes Pa West Urban 
Growth Area shall be: 20 independent dwelling units 
per hectare 

(d) For the purposes of this rule the number of 
independent dwelling units per hectare shall be 
measured over the entire Medium Rise Policy Area 
within the Pyes Pa West Urban Growth Area subject 
to the staging provisions of Rule 14.5.2.(b) and Rule** 

(e) Minimum net site area shall be 3,000m2. 
(f) Building setbacks shall ensure that at least 50% of the 

site frontage is in accordance with the Streetscene 
Rule (Rule14.5.6 (a)) requiring a 3m setback from the 
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defined street boundary. 
(g) There shall be a maximum building length of 15 

metres without facade setback or mitigation such as 
architectural features that provides visual relief to the 
facade and elevation of the building. 

(h) Compliance with the height, overshadowing and site 
set back rules of Rule 14.5 shall apply at the 
boundaries of the comprehensive housing 
development site.  Applying such rules at any future 
internal boundaries within the comprehensive 
development site is optional.  

(i) All dwellings shall have a private outdoor living space 
continuous with the dwelling unit equivalent which 
shall: 
(i) If at ground level, have a minimum dimension of 

5.0 metres in any one direction; or, if located 
above ground level shall be a balcony of at least 
6m2 having a minimum dimension of 1.5 metres. 

(ii) In the case of the balcony provision it shall be 
located to achieve at least a 10 metre 
unobstructed outlook over the site or to an area 
of permanent open space. 

(iii) Such private outdoor living spaces shall be 
accessible from the main living area of the 
dwelling. 

(iv) An area of private outdoor living space shall be 
located to receive sunlight for at least four hours 
on the 21 June  

(v) Any nominated private outdoor living space shall 
be unobstructed by buildings, parking or vehicle 
access and manoeuvring areas and future 
boundary lines. 

(vi) Any nominated private outdoor living space shall 
be located and /or screened so that at least 50% 
of the space has visual privacy from the living 
rooms (not including bedrooms) and the private 
outdoor living spaces of other dwellings on the 
development site. 

(vii) Any communal living space provided shall be in 
addition to, not in substitution of the required 
private outdoor living space for each dwelling. 

(j) Where any dwelling is to be sited within 10 metres of 
another dwelling there shall be no direct line of sight 
from the main living areas or outdoor living courts of 
the dwelling into the main living areas (not including 
bedrooms) or nominated outdoor living space of 
another dwelling on the same site.  Provided that if a 
direct line of sight between living areas cannot be 
avoided, visual screening shall be constructed or 
planted to prevent a line of sight. 

(k) For the purposes of implementation of these rules, 
any application for a Comprehensive Development 
shall be accompanied by a design report by an 
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independent person suitably qualified and / or 
experienced in the field of urban design, building 
design or landscape design.  

(l) Prior to approval by Council the Council may require 
an independent review of this report at the applicants 
expense. 

 
Note: Failure to comply with Rule 14.6.4 will result in the activity 
being considered as a Restricted Discretionary Activity in 
accordance with Rule 14.7. 
 

14.6.4.1 Controlled Land Use –Comprehensive 
Development in the Suburban Residential Zone 
Medium Rise Policy Area, Pyes Pa West Urban 
Growth Area - Matters of Control 

For controlled land-use activities under Rule 14.6.4 the 
matters over which Council reserves control and may impose 
conditions on are: 
(a) The extent to which the following design objectives 

are achieved when considering the design 
standards and terms for comprehensive housing 
developments in Rule 14.6.4  
(i) Integrates well with the immediate locality 
(ii) Contributes positively to the streetscene 
(iii) Is of a high standard of architectural quality 
(iv) Provides residents with good outlook and outdoor 

space related to each unit 
(v) Incorporates on-site landscaping that integrates 

buildings, safe use of private, public or common 
use areas on the site, and softens the visual 
effect of the development on the surrounding 
environment 

(vi) Caters for safe traffic, parking, and servicing 
effectively and efficiently 

(vii) Promotes on site safety and security  
(viii) Promotes low impact, "green" stormwater 

management techniques having regard to the 
engineering design needs of the Pyes Pa West 
stormwater catchment. 

(b) The development intensity and scale, wind effects and 
traffic management, safety and convenience 
standards to be applied to the site development. 

(c) Management of the quantity and quality of stormwater 
to be discharged from the site. 

(d) The design objectives and design standards and 
terms in Rule 14.6.4 and the imposition of any 
condition directly related to these matters covering: 
(i) Streetscape 
(ii) Building Form  
(iii) Outlook and Outdoor Spaces 
(iv) Visual and Aural Privacy  
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(v) Landscaping 
(vi) Traffic, Parking, Access, Pedestrian Accessibility 

and Safety 
(e) The extent to which the development integrates well 

with the immediate locality and contributes positively 
to the wider street scene shall be considered by 
having regard to the following matters: 
(i) The development shall be sensitive to the 

residential character and amenity values of the 
locality both within the site and in the surrounding 
area. 

(ii) Carports and garages shall be designed as an 
integrated component of the building form, site 
development and landscaping. 

(iii) Car parking areas shall not dominate the 
appearance of the development, when viewed 
from the street or any adjoining property; large 
numbers of spaces in one area shall be avoided, 
or be broken up and mitigated by landscaping. 

(f) Buildings shall be designed to ensure good visual 
contact between dwellings and the public street and 
internal street 

(g) The extent to which the architectural qualities of the 
development exhibits innovation shall be considered 
by having regard to the following matters: 
(i) The development is designed to create visual 

character and variety  
(ii) Areas of blank walls are kept to a minimum. 

(h) The extent to which the development provides for the 
visual and aural privacy of occupants and neighbours. 

(i) The extent to which access points into the site, and 
car parking areas, are sited and designed so as to 
avoid the adverse effects of noise and other effects on 
aural or visual privacy. 

(j) The extent to which existing vegetation is retained and 
landscaping adds to the amenity of the development 
and assists in stormwater management shall be 
considered by having regard to the following 
matters: 
(i) The extent to which existing mature trees are 

incorporated into the site and landscape design. 
(ii) The extent to which natural watercourses within 

or adjoining the site are retained and/or not 
compromised by the development in terms of 
their long term contribution to stormwater 
management. 

(iii) The extent to which on site landscaping is 
designed to enhance the appearance of the 
buildings, assist in stormwater management, and 
soften or screen the visual impact of car parking 
and service areas. 

(iv) The extent to which low impact stormwater 
design methods including source control are 
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incorporated into the site, building and 
landscaping design where these assist in 
meeting the stormwater management rules 
applying to the Pyes Pa West Urban Growth 
Area. 

(k) The extent to which traffic, parking and servicing 
requirements resulting from the development can 
be effectively and efficiently catered for shall be 
considered by having regard to the following 
matters: 
(i) Whether provision has been made for resident 

and visitor parking and manoeuvring and site 
access in accordance with Chapter 4 of the Plan 
without dominating the appearance or functioning 
of the development, detracting from the amenity 
of the units (or units on adjoining sites), adversely 
affecting road safety or efficiency, or 
unnecessarily increasing the percentage of 
impermeable surfaces within the development. 

(ii) Whether provision for pedestrian movement on-
site has wherever possible been separated from 
vehicular movement areas, and calming 
measures used in joint vehicle / pedestrian use 
areas. 

(iii) Whether provision for refuse collection, recycling, 
outdoor storage and similar services is integrated 
into the development, is appropriately sized in 
relation to the scale of the development, whether 
collection points and facilities are readily 
accessible by service vehicles and workers and 
will not at any time detract visually or generate 
health risks in the area.  This may entail providing 
more than one storage or collection point for 
refuse within the development. 

(iv) The extent to which lighting for amenity and crime 
prevention purposes is an integral part of the 
development, and is designed and positioned to 
maximise the personal safety of occupants and 
visitors without creating nuisance for adjoining 
properties or drivers of vehicles through 
excessive glare. 

(v) The extent to which provision is made for vehicle 
and pedestrian / cyclist linkages to / from, through 
and / or around the development in a way that 
provides opportunities for physically connecting 
with access and linkages to / from public reserves 
and walkways shown on Urban growth Plan 
UGP13. 

(l) The imposition of any conditions in accordance 
with Section 108 of the Resource Management Act 
1991. 

(m) Man made hazard conditions specified in Rule 
13.5. 
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14.6.5. Controlled Activity - Multi Unit Developments 

in the Suburban Residential Zone – Standards 
and Terms 

(a) The minimum site size required for a multi unit 
development on a site shall be 820m gross site area. 

(b) Development on the site is restricted to 3 independent 
dwelling units. 

(c) No secondary independent dwelling units may be 
erected in conjunction with these independent 
dwelling units. 

(d) The combined development shall be subject to the 
same Building Height, Streetscene, Building 
Modulation and Overshadowing provisions as would 
apply to an independent dwelling unit in the Suburban 
Residential Zone. 

(e) All buildings shall be set back from the external side 
and rear boundaries of the site so as to provide: 

(f) Side setbacks of at least 1.5m minimum dimension 
and a rear setback of at least 1.5 m minimum 
dimension; except  

(g) Where the site adjoins a Conservation Zone, a yard of 
at least 5m minimum dimension. 

(h) for the avoidance of doubt no such setbacks shall 
apply internally on the site between the independent 
dwelling units of a multiunit development under these 
provisions. 

(i) The maximum amount of a site in the Suburban 
Residential  Zone that can be covered by buildings 
connected with a multi unit development shall be 40 % 
of the gross area of the site. 

(j) Each independent dwelling unit shall be provided with 
an outdoor living area at the ground floor level which 
shall be: 
(i) of a minimum area of 45 m2 capable of 

containing a 4m diameter circle   
(ii) for the exclusive use of the independent dwelling 

unit   
(iii) readily accessible from a living area of the 

independent dwelling unit it is exclusive to 
(iv) free of driveways, manoeuvring areas, parking, 

buildings, and service areas.  
 

(k) Every independent dwelling unit shall be provided 
with: 
(i) a service area of 10m2 and a minimum 

dimension of 2.5m. 
(ii) The service area may be provided within the 

garage or an accessory building provided that it 
does not encroach into the area required for 
carparking.  
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14.6.5.1 Non-Notification  
Applications made under Rule 14.6.5.need not be notified or 
served on affected persons. 

 
Note: Failure to comply with Rule 14.6.5 will result in the 
activity being considered as a Discretionary Activity in 
accordance with Rule 14.8. 
 
14.6.5.2 Controlled Land Use Multi Unit Development in 

the Suburban Residential Zone – Matters of 
Control 

In assessing a resource consent for a controlled activity, provided 
they comply with the standards in Rule14.6.5, the Council can 
assess and impose conditions on the following matters: 
(a) Site and Building Layout and Design 

(i) Development should be designed to complement 
the City Living,/urban environment intended 
through cumulative development of the zone. 

(ii) The building should be designed to break up 
vertical and horizontal mass through articulation 
of the façade and relate to a human scale. 

(iii) The development should be designed to enable 
reasonable access to daylight for adjoining 
properties 

(iv) Residential development should be designed to 
create a high standard of on site amenity and 
visual privacy between units with the design and 
location of outdoor living areas, outdoor space or 
outdoor communal areas 

(v) Buildings and activities should be 
(vi) designed and located to minimise any adverse 

effects from noise, within the building and from 
outdoor activity areas 

(vii) Service storage areas should be designed and 
located to ensure convenient use for residents, 
business occupiers and service vehicles 

(viii) Buildings and activities should be designed to 
enable visual surveillance of the street 

(ix) Site development should provide landscaping 
around buildings, open spaces and accessways 
and integrate on site, mature vegetation into the 
design 

(x) Vehicle and pedestrian access should be 
designed and located to ensure safe and efficient 
movement on site and to and from the street. 

(xi) Access to residential and business activities on 
the site should be clearly legible from the street. 

(xii) Subdivision should support the layout of activities 
on the site. 

(b) Man made hazard conditions specified in Rule 
13.5. 
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Note: The Development Guide of Tauranga City Council will be 
used as a reference guide in consideration of these matters. 

 
 

14.7 Restricted Discretionary Activity Rules 
The following are Restricted Discretionary Activities 
(a) Activities in the Suburban Residential Zone that do 

not comply with up to two of the permitted activity 
conditions as set out in Rule 14.5.1 (a), excluding 
those activities that do not comply with Rule 14.5.2 
(a) Residential Development Intensity, or Rule 14.5. 3 
(a) Building Height, or Rule 14.5.8 (a) or (b) Site 
Coverage.   

(b) Activities listed as permitted or controlled that do 
not comply with one or more of the permitted or 
controlled activity conditions, excluding those 
activities that do not comply with Rule 14.5.6 (ii), or 
controlled activity standards and terms unless 
otherwise listed as discretionary activities. 

(c) All activities listed in Table 14.4A as Restricted 
Discretionary Activities 

 
 

14.7.1 Restricted Discretionary Activities - Standards 
and Terms for Visitor Accommodation 
Activities – Ngati Kahu Papakainga Zone  

14.7.1.1 Development Intensity and Scale 
The Council restricts the exercise of its discretion to: 
(a) The extent to which the development complements 

residential amenity values and residential 
neighbourhood coherence and character, having 
particular regard to: 
(i) The extent to which the development detracts 

from or conflicts with the maintenance of 
primarily residential activities in the 
neighbourhood surrounding the site 

(ii) The extent to which site intensity, location of 
parking and outdoor storage facilities and 
building height and bulk will result in decreased 
access to daylight, decreased levels of privacy 
and/or views for adjoining sites, or from public 
places 

(iii) How the proposed development compares in the 
above respects, with the maximum residential 
development intensity provided for in the zone as 
a permitted activity 

(iv) The extent of any mitigation of adverse effects 
from on site development intensity and scale, 
provided through means such as increased 
setback distances, provision of screening or 
landscape treatment, external appearance of 
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buildings, location of access, egress and parking 
areas. 

(b) The extent to which the scale of the development 
is compatible with the size and shape of the site, 
having particular regard to: 

(c) The extent to which design and location of private 
outdoor space, common space and space between 
buildings provides access for services on to and 
around the site, retains natural features on and 
around the site, and effectively internalises visual 
dominance of structures within the site 

(d) The effectiveness of any proposed landscape 
treatment for screening and softening the visual 
dominance of development 

(e) How the proposed development compares in the 
above respects, with the maximum residential 
development intensity provided for in the zone as a 
permitted activity.  

(f) The extent to which the proposed buildings and 
associated structures will be compatible with the 
scale of other buildings on the site or with buildings 
on other sites in the adjoining area, having 
particular regard to: 
(a) The ability to maintain visual privacy between 

buildings and the outdoor living areas of adjacent 
sites 

(b) The ability to maintain compatibility with local 
residential character when viewed from adjoining 
sites, the street or other public places 

(c) How the proposed development compares in the 
above respects, with the maximum residential 
development intensity provided for in the zone as 
a permitted activity. 

(d) Man made hazard conditions specified in Rule 
13.5. 

 

14.7.1 Restricted Discretionary Activities – Matters of 
Discretion and Conditions, Visitor 
Accommodation Activities – Ngati Kahu 
Papakainga Zone  

 
Conditions imposed may include but not be limited to, any or 
all of the following: 
(a) Alterations to building design, or location on the 

site, including location of on site parking areas 
(b) Retention of vegetation or natural features on the 

site, and/or the provision of a landscape plan 
specifying species and habit.  An implementation 
timeframe for landscape planting may be applied or 
required, for the purpose of mitigating identified 
adverse effects 

(c) Provision of screening or planting on site or on 
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accessways 
(d) Requiring works and services to avoid, remedy, 

mitigate or offset identified adverse effects 
(e) The establishment of a Body Corporate and/or the 

development of legal covenants in favour of the 
Council for the purpose of ongoing management of 
the site, buildings and activities.  Covenant details 
are to be lodged on the certificates of title for the 
property (including any individual or subsequent 
unit titles).  This may include a covenant (pursuant 
to section 108 2(d) of the Resource Management 
Act 1991) detailing that premises are to be used 
exclusively for the purposes of visitor 
accommodation.  (All professional and 
administrative or legal costs incurred are to be 
borne by the consent applicant). 

(f) Alterations to layout of parking areas onsite, and/or 
vehicular access to and from the site 

(g) Requiring a specified number of parking spaces, or 
on-site manoeuvring areas, having regard to the 
policies and objectives of Chapter 4 General Rules 
and in consideration of cumulative effects in the 
surrounding neighbourhood 

(h) Restricting the number of visitor accommodation 
units to be provided.  

(i) Man made hazard conditions specified in Rule 
13.5. 

 
 
 

14.7.2 Restricted Discretionary Activities – Matters of 
Discretion and Conditions, Failure to comply 
with Permitted Activity Conditions or 
Controlled Activity Standards and Terms 

 
The Council restricts the exercise of its discretion to: 
 
(a) Whether the proposal would be consistent with the 

objectives and policies  relevant to the standard that is 
not complied with for the zone in which the proposed 
activity is to be located; 

(b) The extent to which; due to size, shape, topographical 
or geotechnical constraints; it is not practicable to 
comply with the relevant standard; and  

(c) Man made hazard conditions specified in Rule 
13.5. 

 

 

14.7.2.1 StreetScene  
In the case of failure to comply  with the streetscene conditions, 
the extent to which a decrease in streetscene setback would: 
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(i) impact on the maintenance of a consistent 
setback from the street within the 
neighbourhood  

(ii) lead to the visual dominance of buildings as 
viewed from the street and from the 
surrounding neighbourhood. 

(iii) be addressed through design measures, 
including but not restricted to use of 
architectural features such as step in breaks 
in façades, minimisation of the length of 
encroachment into streetscene or landscaping 

(iv) impact on the passive surveillance of the 
street 

(v) impact on the visual amenity and consistency 
of the existing and anticipated development 
pattern when viewed from the road and from 
adjoining properties. 

 
14.7.2.2 Space about Buildings  
In the case of failure to comply  with the setback standards, the 
extent to which a decrease in setback would: 

(i) impact on the visual and aural privacy of 
occupants in adjoining sites. 

(ii) lead to the visual dominance of buildings as 
viewed by adjoining and adjacent properties 

(iii) hinder the ability to maintain access for 
maintenance, including for buildings on 
adjoining properties 

(iv) be addressed through design measures, 
including but not restricted to use of 
architectural features such as step in breaks in 
façades, minimisation of the length of 
encroachment into streetscene or landscaping 

(v) Be similar to building setbacks from the 
external boundaries of the site to other 
properties in the street 

 
14.7.2.3 Outdoor Living Area  
(a) In the case of failure to comply  with the Outdoor 

Living Area standards, the extent to which a 
decrease in Outdoor Living Area would: 
(i) impact on the opportunity for occupants to 

enjoy a reasonable outlook and useful outdoor 
space on site 

(ii) impact on the maintenance of a consistent 
open pattern of building development and 
separation within the neighbourhood  

(b) Be addressed through design measures, including, 
but not restricted, to the provision on site of an 
communal outdoor living area 

 
14.7.2.4 Building Modulation   
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In the case of failure to comply with the Building Modulation 
standard, the extent to which a increase in building length 
without a step in would:  

(i) Lead to the visual dominance of buildings as 
viewed by adjoining and adjacent properties 

(ii) The extent to which design measure including but 
not limited to variation in building form and 
materials can provide for visual amenity of 
adjoining sites. 

 

14.7.2.5 Overshadowing 
In the case of failure to comply with the Overshadowing 
standards, the extent to the proposal would:  

(i) Result in the loss of sunlight and daylight to 
surrounding sites particularly in relation to outdoor 
living courts or main living room windows of 
surrounding residential properties. 

 
14.7.2.6 Service Area 
In the case of failure to comply  with the Service Area conditions, 
the extent to the proposal would lead to:  

(i) visual impacts due to storage of goods outdoors 
(ii) generate health risks in the area. 
(iii) Any mitigation measures proposed.  

 

14.8 Discretionary Activity Rules 
The following are Discretionary Activities: 
 
(a) All those activities listed in Table 14.4A as a 

Discretionary Activity 
(b) Activities in the Suburban Residential Zone not 

complying with Rule 14.5.2 (a) Residential 
Development Intensity, or Rule 14.5.3 (a) Building 
Height, or Rule 14.5.12 (a) or (b) Site Coverage. 

(c) Activities in the Suburban Residential A Zone not 
complying with three or more of the Permitted 
Activity Standards as set out in Rule 14.5.1 (a). 

(d) Education facilities, Health Centres and Offices in the 
Urban Marae Community Zone not complying with 
Rule 14.5.18. 

(e) Ngati Kahu Papakainga land-use or subdivision 
activities that are not listed as permitted, 
controlled, restricted discretionary activities or 
prohibited activity. 

(f) All activities that are not listed as permitted, 
controlled, restricted discretionary, or non complying 
activities for the zone. 

 
14.8.1 Discretionary Activity – Assessment of 

Applications and Conditions 
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In considering a Discretionary Activity the Council’s discretion is 
unrestricted.  The Council will consider any matter with particular 
regard to the relevant objectives and policies of the Plan.  In 
addition Council will have regard to, but not be limited to, the 
relevant assessment criteria below. 
 
(a) The extent to which the intensity, density, building 

height and bulk and location of a development will 
impact on the maintenance of open space and 
vegetation on the site, and on the overall pattern of 
intensity and density anticipated within the residential 
zone in which the development site is located. 

(b) The extent to which the development is compatible 
with the size of the site. 

(c) The extent to which reasonable degree of amenity is 
achieved for residents on the site. 

(d) The extent to which the development uses design 
measures, and the effectiveness of those measures, 
to address potential adverse impacts on the 
residential amenity and character of the site and the 
overall zone  

(e) the extent of proposed landscaping, including the 
retention of existing vegetation proposed to maintain 
and enhance an open vegetated character 

(f) The extent to which there are any cumulative effects 
from the proposal, whether on its own or in 
combination with other activities in the surrounding 
residential neighbourhood  

(g) The extent to which the proposal provides for the 
visual and aural privacy of occupants and neighbours  

(h) The location of carparking on site in relation to 
residential activities (both on and off site) and the 
extent of adverse impacts on the visual and aural 
privacy of these residential activities 

(i) The number of carparks provided on site in relation to 
the requirements of Chapter 4. 

(j) The extent of potential reduction in the availability of 
on street parking for residents, occupants or visitors to 
the site   

(k) The extent to which vehicular traffic generated by any 
activity, including an cumulative effects form other 
activities in the surrounding residential 
neighbourhood,  can be accommodated without 
compromising the functionality of the road (taking into 
account its place in the hierarchy, traffic volumes, 
safety and efficient pedestrian movement)  

(l) Hours of operation of the activity and it’s duration and 
nature 

(m) Whether the development would be an intrusive 
feature in terms of the street scene, local 
neighbourhood and city skyline 
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14.9 Non complying Activities 
The following are Non-Complying Activities: 
(a) Any activity not complying with Rule 14.5.6 (ii). 
(b) All those activities listed in Table 14.4A as a Non-

Complying Activity. 
(c) Any activity not meeting the natural resource 

conditions specified In Rule 14.5.26 (a) of the Plan. 
 
 

14.10 Prohibited Activities  
The following are Prohibited Activities: 
Any building on a specified high-rise site in the Residential H 
Zone that exceeds the maximum height permitted by Rule 
14.6.1.1 is a prohibited activity. 
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APPENDIX 14A - Trigger Levels for Development – Pyes Pa West 
Urban Growth Area. 

 

Development Stage Residential A Zone 
(ha) 

Residential A Zone - 
Medium Rise Policy 
Area (ha) 

Total Developable 
Area (ha) 

Total 
dwellings at 
15 dw/ha 

Trigger level for 
development of 
subsequent stages 
(dwellings) 

Stage 1 22.0 8.0 30.0 450 360 

Stage 2 25.1 23.0 48.1 725 580 

Stage 3 36.0 20.9 56.9 850  

Total 83.1 51.9 135.0 2025  

Note: Failure to meet these rules will require a non-complying resource consent 
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APPENDIX 14B – OVERSHADOWING  

STEPS TO DETERMINE OVERSHADOWING ANGLE

(a) Align indicator circle with true north on the site plan.
(b) Place out side of the indicator circle to the inside of site boundary on site plan.
(c) Read of f the sector applicable to that boundary (determined by where the site boundary is at a

tangent to the indicator circle).  Repeat process for each boundary excluding any road boundary.
Note: Where the tangent is on the border of two sectors of the indicator circle, the lesser angle shall be used.
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APPENDIX 14C – Tauranga Hospital Site Layout 
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APPENDIX 14 D Reduced Levels of Maximum Height Plan Relative to 
Boundaries, Mount Maunganui High-Rise Policy Area 
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APPENDIX 14 E -   Bulk and Location Controls for High-Rise Policy Area 
Sites Maunganui Road 
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APPENDIX 14E – Solar Access to an Adjoining Site  – City Living 
Zone 
 

 


