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Executive Summary
The purpose of this report is to assist Tauranga District Council to form a position on the
role of intensification in the future growth of the District. The need to form a position on
intensification arises from concerns about the current ‘across-the-board’ infill approach
to intensification, as contained in the Council’s District Plan. The Council is also a
participant in a sub-regional growth study - the Smart Growth Project - which is looking
at future growth options for the Western Bay of Plenty. As part of this work,
intensification policies will be reviewed, and it is appropriate that the Council enter this
process with a view as to how intensification should be managed.
For the purposes of this report, intensification means town house, terrace and low-rise
apartment styles of development, commonly referred to as medium density development.
To accommodate future growth, Tauranga does not need to consider large areas of high
rise, tower block type developments. In the Tauranga context, medium density
development means development less than 1 unit per 325 m2, typically around 1 unit per
250m2 to 1 unit per 100m2. Currently the District Plan allows for development to a
density of 1 unit per 325 m2 as-of-right, across the City. More intensive development, to
a density of 1 unit per 100 m2, is possible in the Residential H zone at Mt Maunganui.
Previous work for the Council on amenity issues and intensification recommended that
the Council shift from a policy of accommodating growth within the built-up areas of the
city through ‘across-the-board’ infill to a policy which encourages intensification around
selected centres and along selected main routes. This approach is called a ‘nodes and
corridor’ policy. Under such a policy intensification would be clustered within a 5 to 10
minute walk (400m to 800m radius) of identified town and neighbourhood centres or
either side of some arterial roads. These nodes would be both within the existing built-up
area of the City as well as in areas identified for urban expansion.
This policy was recommended on the basis that it provided greater opportunities to retain
the character of exiting suburban areas, while creating more vibrant and lively centres.
Well planned intensification can also reduce pressure for continued urban expansion. It
can slow the conversion of rural land to urban activities, help protect catchments from
urban development, promote energy efficiency and, over time, develop land use patterns
that are supportive of greater use of passenger transport, walking and cycling, and less
use of cars. Intensification therefore plays an important role in making settlements more
sustainable.
Intensification raises many community and planning issues, and local communities often
become very passionate about the perceived effects of intensification on their area.
Recently, media attention has focused on how water tight some new buildings are in
intensive housing developments, adding to these debates. To manage community
concerns and expectations, it is very important to place intensification within an overall
growth management strategy that:
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•
•
•

gets the location of intensification right
develops an urban design framework for each centre subject to intensification –
neighbourhood plans
manages the design of individual developments.

It has been the experience of places like Auckland that without a robust regional growth
management framework, intensification can occur in the wrong location. This creates
problems in terms of overloading infrastructure and placing people far from transport
options, open space and shopping and community activities. When urban design has been
left to the market place, community outcomes have been devalued.
The demand for intensive styles of living is growing strongly in Tauranga. It is likely that
the current focus of the intensive housing market on the retirement and holiday home
sector will broaden out to other segments of the market as people become used to
intensive forms of living, and people’s lifestyles alter. This broadening of the market will
see intensive housing develop in areas away from the current focus of activity around Mt
Maunganui. Development in the Tauranga CBD, and smaller centres like Greerton is
likely. Also possible is further intensification along the coastline, such as the area
between Mt Maunganui and Bayfair. Intensive housing developments in greenfields areas
are also likely.
Over time the housing market will provide for a wider range of living choices than at
present, from more up-market developments to more affordable forms of intensification.
It is expected that the share of the housing market associated with intensive housing will
grow in the next twenty years, from the current share of 10% of the market, to at least
25% or 30% of the total market.
In developing a response to these intensification pressures, it is very important to ground
policy on key community values. Work on the Council’s Strategic Plan as well as other
planning documents highlight important values relating to:
•
•
•

the need to protect the natural environment and the harbour and coastline
supporting the distinctive communities that make up the City, including the town
centres
the value people place on some space and greenness at the local level.

Working through the tensions associated with these values is a key task. The Council will
need to balance local amenity issues with wider strategic growth management issues.
Important criteria which should shape a response to intensification are the advantages and
disadvantages of intensification to:
•
•
•

the natural environment
the built environment
local amenity
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•
•

market demand
infrastructure, including transport and accessibility.

There are three main options for the management of intensification. These are:
•
•
•

Status Quo – maintaining and extending current policy relating to across the
board infill so that it includes other forms of intensification
Market-led – letting the market determine the location and quality of
development. This is likely to see the market choose coastal and harbour edge
sites
Centres-based – encourage a clustered form of intensification, with intensive
development concentrated around key centres and points of activity.

A centres-based strategy for intensification has more potential to meet community goals,
compared to a continuation of the status quo, or from taking a market-led approach. A
centres-based intensification strategy will help to strengthen town centres, improve local
community identity and belonging, help reduce pressures for development of the coastal
environment, and help manage transport and infrastructure costs, compared to the other
options.
A centres-based strategy will require the Council to set in place an integrated planning
and infrastructure process to develop neighbourhood plans for the centres selected for
intensification, to improve the public amenity in these nodes and to control the design of
individual developments. A local community’s acceptance of intensification will be
heavily influenced by their confidence in the Council’s ability to invest in the area and to
manage the quality of development.
To accommodate a centres-based intensification strategy, the Council’s District Plan will
need to be altered to introduce the ability to undertake intensification around a number of
centres, and to manage the design of development in these areas.
The Smart Growth Project provides an ideal opportunity for the Council to advance an
overall intensification strategy through a consultation programme which engages the
community and key stakeholders in decisions relating to:
•
•
•
•

the level of intensification expected
the options to accommodate intensification
the range of centres that may be appropriate for intensification
the urban design qualities that should be encouraged within these centres.

A possible strategy to take forward and develop a policy on intensification would involve
the following:
1. Developing the overall intensification policy as part of the Smart Growth project
– it will be important that intensification is widely debated during the preparation
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of the strategy so that the community is aware of the wider growth management
issues at stake.
2. The Smart Growth project should set out a 30 -50 year vision and implementation
programme which:
 Identifies all of the centres suitable for intensification
 Provides guidance on the urban design qualities expected within these nodes,
and the amount of development that may be able to be accommodated in and
around them. For example, there may be two or three different sizes of nodes.
3. Presents a staging ‘plan’ that states when it will be necessary to bring these
centres on-stream. This programme will relate to issues such as market demand,
infrastructure availability, development opportunities and spread of development.
This staging plan will span the time horizon of the Smart Growth strategy.
4. While the Smart Growth project develops the overall regional approach to
sustainable development, the Council needs to progress alignment of its strategic
plan with its approach to intensification. This is to ensure that intensification
contributes to community goals relating to economic development and
development of the transport network. This will involve:
 Incorporation of the overall intensification strategy into the Councils Strategic
Plan (and future Long Term Council Community Plan)
 Reviewing and updating Asset Management Plans to ensure that levels of
service reflect higher amenity / urban design standards, as well as greater
service loads associated with development of the areas of intensification
 Ensuring that the Long Term Financial Strategy reflects the funding required
to meet infrastructure demands, and the timing of the investment
5. Once the Smart Growth Strategy is in place and the Council has developed the
integrated planning and asset management processes that are required to deliver
the improved urban design, amenity and infrastructure needed in the areas
identified for intensification, the Council should then - in-line with the overall
Smart Growth project - undertake changes to the District Plan to allow for
intensification around a selected number of centres (say 4) to meet intensification
demands over the first 10 year stage of the implementation plan. These District
Plan changes may involve a new zone, or amendments to current policies and
rules to encourage intensification in the vicinity of the selected centres. At the
same time as zoning changes, it would also be necessary to introduce urban
design controls for higher density housing formats.
6. Individual Neighbourhood plans will then need to be developed for each of the
centres selected in the first phase of the intensification programme. These plans
would be non-statutory guides as to how development could fit into a
neighbourhood, and the actions the Council will need to take to upgrade the street
environment, the town centre, public reserves and infrastructure within each
centre.
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7. It will also be necessary to ensure that the staff resources are made available to
undertake development of these Neighbourhood Plans and the design control of
specific developments (for example council staff trained in urban design and/or
consultant assistance with preparation of the Neighbourhood Plans and
development control).
Intensification raises many issues for Tauranga. The market demand for this type of
development means that the Council needs to squarely address these issues. With a good
regional framework, the right District Plan controls and investment in the areas selected
for intensification, there is the ability for the Council and the community to ensure that
intensification contributes to the overall liveability and prosperity of the District.

Tauranga Intensification Options

5

1. Introduction
1.1 Purpose and Scope of the Report
The purpose of this report is to provide guidance to the Council on the question:
What role, if any, should intensification play in the future development of
Tauranga District, and if there is a role, how should intensification be managed?
For the purposes of this report1, intensification refers to medium density formats of
intensification, that is development at a density of greater than 1 unit per 325 m2.
Typically, this density of development involves terrace and row housing or low- rise
apartments (5 to 6 storeys in height). It is important to note that to manage growth
pressures, Tauranga does not need to contemplate a future of significant areas of highrise development.
The need to form a view on the role of intensification arises because of a number of
issues facing the City:
•

The current framework to manage intensification – the Proposed District Plan – takes
a fairly liberal approach to intensification. The District Plan allows for substantial
infill development across the City, as well as apartments and terrace house
developments in the Tauranga Central Business District and at Mt Maunganui.

•

As has been pointed out in other reports to the Council2, this liberal approach has
risks associated with it, including the possibility of poorly designed intensive
housing, and intensive development which is not well located in terms of transport,
infrastructure and/or access to amenities like open space or shopping activities. A
further risk is ‘across the board’ infill spoiling the amenity and character of valued
suburban neighbourhoods. It has been the experience of the Auckland Region that a
liberal approach to the management of intensification caused substantial problems,
first with the rise of infill housing in the 1980s and then in the mid-1990s when the
market strongly swung to terrace housing and apartments.

In general, intensification refers to development that has a density of more than 15
dwellings per hectare, or less than 450 sqm per unit. This may involve houses on small
lots, duplexes (two houses joined together), terrace or row houses and apartments. This
report focuses on development at a density of greater than 1 unit per 325m2, as this level
of development is Permitted by the Tauranga District Plan. Consequently it is more
intensive forms of housing which are at issue.
2
Such as Tauranga Residential Intensification Study, Amenity Values. Boffa Miskell,
May 2000.
1
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•

There is clearly a growing demand for lifestyle-driven forms of intensive housing in
Tauranga. This can be seen in the recent spread of apartments, terrace housing and
town house development at Mt Maunganui. At Mt Maunganui, it is likely that the
existing high density Residential H zone will be fully developed within the life of the
current District Plan, and the question arises as to whether this zone should be
extended.

•

Intensification pressures are also being felt through demand for smaller lot sizes in
greenfields development areas where comprehensive village-like designs are seeing
individual lot sizes decline in return for communal facilities like tennis courts and
swimming pools. There is a need to consider how this type of development should be
managed.

Whether there is desire by the Council to slow the demand for further intensification by
not identifying additional areas for intensive housing, or whether there is a desire to
facilitate this demand by providing new opportunities for it, the District Plan needs to
have a robust framework to manage this market demand for intensification.
At a wider scale, the District also needs to think about the longer-term growth options
that are open to the Region, and whether, in the medium to longer term, intensification
should not play a larger role than it has to date in growth management strategies for the
Region. This might be to reduce pressure for continual greenfields expansion, for
improved energy efficiency or to develop land use patterns that better support passenger
transport. Intensification may also be pursued for other reasons, such as if it is
demonstrated that intensification can make better use of infrastructure and reduce the
public costs of growth, compared to conventional patterns of growth. These are issues
that the Smart Growth project must tackle. Handled correctly, intensification can
contribute to a more sustainable urban environment.
In May 2000, a report was prepared on amenity values and intensification (subsequently
referred to as the ‘Amenity Report’). This report recommended that the Council move
towards a node and corridor based form of intensification. This recommendation was
based on analysis of people’s reactions to the amenity impacts of different forms of
growth, including infill and medium to higher density forms. Key recommendations
were:
•
•

•

intensification at nodes and corridors instead of across the board infill
insertion of limited additional amenity controls into the standard existing Residential
A zone:
⇒ maximum site coverage control
⇒ restriction on the maximum length of boundary over which a building can be
located on the boundary
establish a residential character zone, that is reduce development opportunities in
some parts of the city
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•

enhanced provision of public amenity, such as improving open spaces and the
streetscape in areas subject to intensification.

The Amenity Report provides a very useful discussion of the local amenity issues
associated with intensification and clearly states that a more nodal approach to
intensification would have benefits over the current District Plan approach, which
emphasises infill development.
This report takes forward the approach outlined in the Amenity Report. It focuses on the
wider strategic growth management and implementation issues that will shape the
development of a policy position on intensification.

2. Approach of This Report
This report covers the following matters:
•

The Smart Growth Project and how this intensification study relates to the wider
growth management strategy being prepared for the sub region.

•

The wider context within which an intensification strategy must be developed.
Intensification needs to be thought of as one element of a wider growth management
strategy for the region. Factors which contribute to developing a successful growth
management strategy are reviewed.

•

The demand for intensification, the size of the market now and in the future, and its
characteristics in terms of the qualities and features that homeowners and occupiers
are looking for.

•

The overall values that the community holds about Tauranga as a place to live and
work, their visions for the District, and how these visions and values are likely to
shape their reaction to intensification, as best can be determined with existing
information. These values obviously operate on a number of levels – there are
people’s feelings about their immediate neighbourhood, as well as their feelings
about the District as a whole and where it is heading. There will also be divergent
views on what qualities are important.

•

The wider planning framework for the District, and the extent to which intensification
might need to be encouraged or discouraged to meet regional growth management
goals, and/or national strategies.

•

The different strategies that the Council could look at in responding to intensification,
and their advantages and disadvantages in terms of the wider goals the Council has
for the District – its community, the environment and the economy.
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•

The implementation issues associated with the chosen approach to intensification
particularly the extent to which current management tools can achieve the outcomes
desired.

3. Smart Growth
Tauranga District Council, Western Bay of Plenty District Council and Environment Bay
of Plenty have combined to develop an agreed strategy for sustainable development over
the next 20 years and generally for the next 50 years.
This project, called the Smart Growth project, will develop an integrated strategy which
addresses the range of physical, economic and community factors which face the sub
region. Conceptually, the Smart Growth strategy is to be founded on the principles of
sustainable development and will develop actions and strategies that integrate economic,
social and environmental outcomes. The Inception Report for the Smart Growth project
contains the following diagram showing how the elements of sustainability are interlinked

Sustainability

Society

Economy

Ecology

A compact urban area is likely to be a key outcome of the Smart Growth project. Higher
density, more compact, mixed-use forms of urban development support a wide range of
sustainability goals including more efficient use of land, infrastructure and resources,
greater energy efficiency, more sustainable transport systems and more socially inclusive
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environments.
These are all issues that the sub region is facing, and while the final shape of the Smart
Growth strategy will take time to emerge, intensification will be an important strand of
the strategy. However, urban form must work alongside a wide range of other initiatives
to attain sustainability goals, it cannot be the sole means by which the sub-region
becomes more sustainable.
In this context, Tauranga District’s approach to intensification will be an important input
into all of the Councils strategies and policies. The Council is moving towards a
sustainable development agenda, and intensification must be a component of this
strategy. The intensification strategy must inform and shape decisions on the overall
growth policy of the City, and decisions on transport networks, economic development,
open space, community development and other related projects.

I
n
t
e
n
s
i
f
i
c
a
t
i
o
n

Strategic Direction (Sustainable Development)

Spatial /
Growth
Strategy
Transport
Strategy
Economic
Development
Strategy
Other
Strategies (eg
open space)

4. Intensification and Growth Management Strategies
Before considering the detailed issues associated with intensification and its potential
role in the growth of Tauranga District, it is first useful to consider other cities
experiences with intensification and the lessons of this experience for Tauranga.
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This experience is diverse, in that some cities have sought only to respond to the market
demand for intensification, while others have actively sought to encourage more compact
forms of development, and to promote intensification.
The overriding message from both approaches is that managing intensification pressures
requires a co-ordinated and integrated response from Councils. Intensification places
more pressure on public resources and urban design becomes much more important,
compared to conventional, low-density development. These pressures mean that Councils
must take an active, structured approach to intensification.
In short, successful intensification arises from:
•

•
•

well developed understanding of the strategic context. This is necessary to deliver
good regional structuring - intensification must be located in the right area, where it
can support public goals, give good access to public amenities and receive the public
investment needed to ensure liveable areas are developed.
design control of individual applications that ensures that high quality on-site and offsite amenity is provided
integrated infrastructure planning.

4.1 Getting the Location Right
The overriding importance of the right location for intensive housing can be seen in
Tauranga. In the 1970s the Mt Maunganui area was correctly seen as a suitable area for
intensification. Today, the intensification that is happening in this area is seeing the
mainstreet strengthened and people having access to the open spaces in the area. If this
opportunity for intensification at Mt Maunganui had not been provided, then the
intensification that is occurring may well have ended up in a much less advantageous
position. This has been the case in Auckland, where due to planning conditions, much
recent intensification has occurred in the wrong location, distant from public transport,
shops and open spaces.
Getting the location right requires a robust regional growth ‘plan’ or concept. Such a
concept flows from a sound growth management strategy. Growth management processes
identify, at a regional scale, areas suitable for growth and areas where growth should be
restrained. They integrate this ‘growth picture’ with the infrastructure and public works
needed to support and shape the anticipated growth patterns.
In New Zealand, Australia and America, there is growing experience with developing
and implementing growth management strategies that seek to create liveable and
prosperous urban settlements. Growth management recognises that in today’s
environment, achieving more sustainable urban patterns requires the co-ordination and
integration of a wide range of city-building activities, including land use, transport,
infrastructure provision and funding, and investment in community facilities and public
spaces, to name but a few. Its reach is therefore much wider than sustainable management
Tauranga Intensification Options
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of natural and physical resources, as provided for by the Resource Management Act. This
in itself is an important point: intensification cannot just be seen as a District Plan issue,
it must be seen as a strategic issue for the District.

Figure 1. This diagram shows Waitakere City’s Urban Strategy. It highlights
containment of the urban area development of nodes of intensive activities around
existing and future passenger transport routes and development of green corridors. It is
an example of the type of strategy that Tauranga needs to develop.

4.2 Success Factors
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In a review of American Growth Management Principles and Practices3, the authors
noted that successful growth management strategies have common characteristics. The
recent experience with the Auckland Regional Growth Strategy has been that these same
elements have enabled the Region to agree on a general future direction with regard to
regional growth. While following these success factors does not guarantee success, it
does improve the chances that a successful outcome will be reached.
These success factors are:
•
•
•
•
•

Consensus for growth management
Leadership
Goal Setting and visioning, including community visions and values
Consensus on the desired urban form
Co-ordination of actions.

These factors are briefly discussed.
4.2.1 Consensus for growth management
There needs to be agreement that change is required. There has to be some driving force
for a region or city to embark upon preparing a growth management strategy. That is,
recognition that continuing with current approaches is not sufficient to manage existing
or future challenges, and that there needs to be a change of course.
4.2.2 Leadership
Leadership is vital, as any growth management strategy is likely to involve changes to
people’s current living environment, achieving long-term benefits may involve changes
that people feel uncomfortable with in the short term. Leadership is also important to
achieve the integration of actions that growth management requires.
4.2.3 Goal Setting and Visioning
There has to be a community-led, values-based approach to determining what is good
about a city or region, what is bad and what needs changing. This involves economic,
social and environmental issues and objectives. Finding the core community touchstones
is very important. This process must also involve highlighting to the community the
problems with current growth patterns and the potential benefits of change. It is a twoway process.
4.2.4 Desired Urban Form

Growth Management Principles and Practices. A Nelson & J Duncan. American
Planning Association
3
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Gaining consensus on the desired urban form is a critical step in cementing in the
strategy. Translating what a city or area may look like in the future into pictures and
diagrams of the preferred urban form are very important in firming up on the vision and
implementation actions. Many people only understand what a policy might mean for an
area once it is drawn for them.
4.2.5 Co-ordinated Actions
Once a desired direction is set, then achievement of it will require working on many
fronts. Land use planning under the Resource Management Act is an important strand,
but has to be integrated with transport and infrastructure investment, along with other
types of planning.
4.3 Further Success Factors
4.3.1 Understanding market conditions
Further advice on developing successful growth management strategies can be found in a
Ministry for the Environment report on American urban growth management lessons for
New Zealand4. This report particularly notes the importance of having a good
understanding of the people’s values and their housing intentions. Key findings, which
echo much of the above, are:
•
•
•
•
•
•
•

metro-scale regional planning authorities are the best way to develop regional growth
management strategies
metro-scale planning needs to be comprehensive - that is, it should encompass
environmental, social and economic dimensions
metro authorities use incentives to stimulate and shape markets
managing land supply is critical
managing public transit and roading systems together is vital
the key to successful strategies is that they are not prescriptive; instead they set out
criteria that are interpreted, applied and implemented by local government and the
private sector
metro strategies fail when they become technocratic and directive.

4.4 Local Level Refinement – Neighbourhood Plans
Having set a structure at a city-wide level, it is then necessary to adjust and refine this
structure to fit the local level. That is, the growth management policy should initially be
Curbing the sprawl: Urban growth management in the United States - lessons for New
Zealand. Lindsay Gow, Ministry for the Environment, April 2000.
4
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prepared from a city-wide perspective, and then tested and refined at a local level, such as
through the development of concept plans (or Neighbourhood Plans) for areas that may
be subject to intensification.
In undertaking this local level work, it is very important to follow a similar process to
that which is used to formulate the city-wide strategy, although the actual techniques that
would be used will vary. For each community there needs to be:
•
•
•
•
•

an understanding of why an area may change, based on local issues and concerns
leadership from elected-members and members of the community on the need to plan
for the future
visions and goals that reflect the local area, as well as city-wide issues
an understanding of what the local area may look like
definition of what actions need to be taken to achieve this vision.

A sound regional approach helps facilitate this process. It provides a framework within
which to get the location of intensification right, rather than have policy on
intensification driven solely by adverse reactions from people and local communities.
The ‘local level’ for which Neighbourhood Plans are prepared is typically a town centre
or some other identified feature which represents the heart of a community. The area
within walking distance of the centre (up to 800m radius) is identified, along with natural
and physical constraints which affect the ‘natural’ catchment of the centre.
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Figure 2. This diagram sets out many of the principles that inform the development of
neighbourhood plans for areas of intensification.

Within this catchment, Neighbourhood Plans explore which areas should be protected
from growth, and which areas can accommodate more growth. Also identified are actions
that need to be taken to improve open spaces, calm traffic and improve shopping and
community facilities. In many cases new development and redevelopment provides the
opportunity to improve conditions in the area. Additional growth could support more
local shops, while redevelopment might bring the opportunity to improve linkages and
connections around the neighbourhood, for example.

Figure 3. Good urban design helps to
create liveable communities, as
demonstrated here in the recent Beacon
Cove development in Melbourne,
Australia, where intensive housing is
complemented by an attractive street
scene.

The treatment of roads and other public spaces is particularly important. Street widths
designed to slow traffic, traffic calming devices, street trees, paving and stormwater
management devices like swales are all important in creating a high quality setting for
intensive development. The photo above shows many of these features.
4.5 Design of Individual Developments
Having established a sound regional and local framework within which to manage
intensification, the next step is to successfully manage the design of individual
developments. Acceptance of intensification by the community is often conditional upon
the community having confidence that the Council will manage the design and layout of
individual developments.
To date, Tauranga has not used design-based planning controls to manage intensification.
As a result, examples of intensive developments, such as those around Mt Maunganui,
display a mixture of results - some development is well designed, but other developments
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have seen public values eroded, such as blank facades at street level, or poor on-site
amenity provided.
Achieving good design outcomes is a complex process. Getting the location right is half
of the answer. No amount of good design can overcome a bad location, for example
where intensive housing is located away from shops and open spaces. In general, design
of intensive housing requires a criteria-based rather than standards-based approach to
District Plan controls. This is because of the complex design issues associated with
intensive developments where it is not possible to use space and separation between
buildings to achieve qualities like privacy. In considering good design it is important to:
•
•
•
•

be very clear about the design qualities which are sought
have a development control system which encourages negotiation
have well trained staff
provide good information and advice on acceptable design solutions.

These elements are now briefly discussed, and are elaborated on more fully in a later
section of the report.
4.5.1 Urban Design Qualities
Many people think that urban design involves judgements about taste and aesthetics - the
style of a development. However this is not the objective of controlling the design of
intensive developments. Rather the objective is to ensure a development contributes to
the public, ‘civic’ qualities of an area. This includes how the development relates to the
street - does it present a blank wall, or a row of garages; is there room for some
landscaping, do units overlook adjacent units, for example.
In developing a design code for higher density development, the specific urban design
qualities which are important to Tauranga would need to be identified. This work has
started with the 2000 Amenity Report.

Figure 4. As an example of the issues addressed in urban design codes, a common
design requirement is ensuring that buildings relate to the street in a positive way, that
is rather than presenting a blank wall to the street, there are windows, doors and
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openings that create a open relationship.
4.5.2 Negotiation
The District Plan needs to set up a framework which allows for negotiation over
individual developments within a set of design-based criteria. Flexibility is needed to
ensure that design can respond to the individual circumstances of a site, yet both
developers and the public will be expecting some limits to this flexibility. Equally
important to successful negotiation is the extent of third party involvement.
4.5.3 Training
Relevant elected members, Council staff and Planning Commissioners need to be trained
in urban design assessment and negotiation. Often developers and their designers benefit
from similar training, for as a society we have limited experience with designing and
living in more intensive styles of housing. This will involve the Council in additional
staff and/or consultant resources.
4.5.4 Advice
Hand-in-hand with well trained staff is the need for good advice to the public about the
pitfalls and benefits of the design of higher density units. Making people aware of the
issues associated with internal noise, privacy and outlook, and how a body corporate
works, for example, means that buyers become more sophisticated, and will push for
better design outcomes. North Shore City Council has produced a good solutions guide,
for example. This guide is aimed at buyers of medium density housing, and points out
many of the common pitfalls associated with this type of development.

Tauranga Intensification Options

18

Figure 5. Good advice and well trained staff help to ensure good design outcomes. This
diagram shows a good approach to the redevelopment of three existing lots.

4.6 Implications for Intensification Policy
These success factors highlight the importance of getting the big picture right.
Intensification cannot be treated in isolation from other land use, environmental and
community issues. Intensification has to be looked at in terms of an overall vision for a
city.
This overall vision for the District is currently being developed through the Smart
Growth Project. It will be important that any intensification policy can help shape this
vision and ultimately link with it, and form part of its content.
Turning to the individual success factors as they relate to the specific issues associated
with intensification in Tauranga, and the scope and purpose of this report, the following
comments can be made:
•

There appears to be a growing understanding amongst the community and decisionmakers of the issues associated with intensification and why more detailed policy is
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needed. Recent intensive developments in Tauranga, The 2000 Amenity Report and
this report are part of this process.
•

To provide leadership, Councillors and other decision-makers need to be convinced
that a policy is required and be comfortable with the general outline of that policy
before embarking on detailed community consultation. They also need to be prepared
to adjust the draft policy as the consultation process develops. This report is part of
developing a position on intensification, but once the Council has settled upon a
direction, then it will need to consult on it. The Smart Growth project obviously
provides an important vehicle to do this.

•

Goal setting and visioning needs to involve the community so as to understand their
key values. In developing the overall policy, high level values need to be identified.
As the policy is implemented, then obviously the policy needs to be able to adapt to
local circumstances. Through the Strategic Plan process and the Council’s
environmental policy work, there is a growing body of analysis on city-wide values,
and this forms a useful basis upon which to develop goals and visions, but further
analysis and testing of values is likely to be required to develop and refine the policy.
Again the Smart Growth project provides a useful vehicle to do this at a strategic
level.

•

There has to be agreement on the desired form of intensification, initially at a citywide level, and then at a local level, on a case-by-case basis. This is a significant area
of work, and it must involve testing different urban scenarios with the community.
This report does not go this far, although some initial thoughts are outlined.

•

There also has to be agreement on who does what, when. Implementation of a
strategy is a major task in its own right. Unless there is agreement that the strategy is
achievable, then it may be better to alter the strategy to a more achievable path. This
report sets out some of the implementation issues associated with taking different
courses of action with regard to intensification.

5. Background to Intensification
5.1 Existing Conditions
The urban area of Tauranga City now extends over four ‘peninsulas’ and along a
considerable proportion of the coastline of the District. In recent times infill development
and intensification have complemented the major eastwards expansion at Papamoa, and
urban expansion towards Bethlehem, Pyes Pa, Ohauiti and Welcome Bay.
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With regard to intensification, Tauranga has a number of distinctive features which set it
apart from other urban centres, and which shape decisions about intensification. Specific
features include:
•

Tauranga has mostly developed in the post-war period, and so it has a very strong
suburban character. There are few heritage buildings or areas of heritage housing.
Most home and residential areas are of a similar character.

•

No suburbs are obviously in need of redevelopment, with most housing still having a
40 to 50 year economic life.

•

Most lots in the existing built-up part of the City are 700 to 1000 m2 in area. There
are few large undeveloped residential properties within the urban area that could be
used for comprehensive redevelopment.

•

There are few tracts of industrial land that are suitable for redevelopment
(brownfields sites), with most business land needed to meet employment needs.

•

There is no obvious oversupply of commercial land, and the land that is available is
likely to be used for retail and business purposes. However there are some residential
developments on the margins of the main centres, usually above ground floor level.

Figure 6. This photo shows many of the essential qualities of Tauranga: the harbour, the
peninsulas, the central business district, Mauao and the surrounding suburban
development.
The District Plan takes a liberal approach to infill development, allowing for
development as-of-right to a density of 1 unit per 325m2. There are no design controls in
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place for the higher density development which is possible in the Residential H zone
around Mount Maunganui.
These characteristics mean that many of the intensification strategies adopted by other
cities, such as reuse of brownfields land and / or redevelopment of older suburbs, are not
available to Tauranga District. Intensification will have to involve, at least in part, more
dense development in existing residential areas, and will therefore raise specific
community and local amenity issues.
Intensification of greenfields land is also an option, but it is unlikely that the current
stock of greenfields land can accommodate all of the expected demand for intensification.
Equally, most greenfields areas are poorly located for intensification being remote from
the main hubs. There is the opportunity to raise overall residential densities in new
residential areas, but substantially medium to high density development is not likely to be
a viable option.
Managing residents concerns about intensification within existing built-up areas will
therefore be very important, and increases the importance of the getting the bigger picture
right.
5.1.1 Current Examples of Intensification
Intensification is taking a number of forms in Tauranga, reflecting the different market
demands for smaller section sizes. This range includes:
•

Four to six storey apartment style developments at Mt Maunganui, with the
likelihood that this type of development will also occur in the Tauranga CBD.

•

Two to three storey terrace housing, mostly in and around Mt Maunganui

•

Visitor accommodation – serviced apartments and holiday homes

•

Retirement villages

•

Infill development – stand alone houses sited close together.

Common examples of these forms of development are shown in the accompanying
photographs.
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Intensive housing at Mount
Maunganui

Infill development

Terrace housing

Recent suburban housing

Tauranga Intensification Options

23

5.2 Growth Pressures
Tauranga District is growing at a very fast rate. Between 1996 and 2001, the City grew
by about 12,600 people, or 5,500 households. Most of this growth occurred on the edge
of the city, either in the form of greenfields growth in the urban expansion areas, or the
further development of recent subdivisions.
Medium to high-density forms of intensification have played a small, but very visible,
role in this overall pattern. Most of this form of development is concentrated in the Mt
Maunganui and Omanu Census Area Units. Overall, Tauranga District Council estimates
that over the last five years, 60% of growth has occurred in greenfields areas and 40% in
existing suburbs as infill development5.
In attempt to better understand infill trends, the Census Area Units in the city have been
split into three bands of growth – inner, middle and outer – depending upon their
geographic location. Table 1 shows this data, while Figure 7 shows the CAUs.
Table 1: Growth Patterns: Dwellings 1996 to 2001
1996
Inner CAUs
Middle
CAUs
Outer CAUs
Total

5

2001

Change
Percentage
1996-2001 of Growth

6,756
15,023

7,086
16,335

330
1,312

6%
24%

7,776
29,555

11,661
35,082

3,885
5,527

70%
100%

Statistical Information Tauranga District. Tauranga District Council, June 2001.
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Figure 7. Growth Bands
Taking the data in Table 1, and the 60/40% split provided by the Council, it can be
assumed that of the 40% of growth accounted for by infill development, 6% occurred in
central areas, 24% in the middle ring of established suburbs and the balance of about
10% in the newer, outer suburbs.
The majority of development in the inner band is likely to be in the form of medium to
higher density formats, suggesting that the market share for intensive housing is at least
6%. A recent Beca Planning report notes that in the 2000/2001 year, 7.5% of the new
dwellings in the City were built in the Mount Maunganui CAU, and the majority of these
were apartments and terrace houses.
The market for intensification in Tauranga is not well understood, and analysis of key
market drivers is needed before final decisions on intensification are made. This is
because if the market for intensification is misjudged, then the planning framework
adopted could be inadequate to deal with future pressures. For example a number of
Auckland Councils underestimated the demand for intensification in the mid 1990s and
found that when market demand exceeded expectations, a light-handed regulatory
approach created problems, including poorly designed and located higher density
housing.
At this stage, without detailed market analysis, it is possible to make a few broad
statements about the market for intensification. The market for intensification in
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Tauranga has some unique features that set it apart from the intensification occurring in
other main centres. In the main metropolitan centres two key drivers are:
•

•

Lifestyle issues – people deliberately choosing to live in a terrace house or apartment
because it suits their lifestyle. This may be because they want to be close to shops and
activity (or in the case of Tauranga near the beach) and therefore are prepared to
trade-off space for proximity, or because they do not want to maintain a large
suburban home and garden. Other reasons include the enhanced feelings of safety and
security that intensive housing can provide to women living on their own.
Affordability Issues – a smaller, modern unit that is cheaper than other housing in an
area, or is an alternative to renting while a person or couple establish themselves on
the home ownership ladder.

In Tauranga, these drivers undoubtedly apply, but perhaps not to the same extent as they
do in Auckland or Wellington. Tauranga is also likely to attract people who wish to live
in a smaller unit because of:
•

•

Retirement, especially older adults looking for a smaller unit close to shops and
activities, perhaps in a safe environment, such as a retirement village. In 1996, 17.2%
of the population of Tauranga District was over 65, compared to the national figure of
11.7%
As a holiday home, especially people wishing to live near the beach.

The range of sub-markets within the overall market for intensification complicates the
picture as to forecasting what the demand may be in the future for intensification. It also
suggests that any strategy to manage intensification should provide a range of
opportunities for this type of housing.
5.2.1 Market Views
To further understand the market for intensive housing, a number of developers who
work in the area were approached for their views as to size of the market, and its likely
direction over the next few years. Key points are:
•

The market is healthy, and likely to continue to grow.

•

The market is currently focused on the retirement and the holiday home sector, but it
is likely to generate its own demand as people get used to the life style associated
with intensive housing. That is, other groups will be attracted to live in higher density
areas as they become familiar with the benefits.

•

Within the broad market segments, such as retirement and holiday home, there are
many sub-markets. For example the retirement market can be broken down into
active retirees who are looking for activities and facilities associated with the
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communities they live in and the older age groups who perhaps place more weight on
proximity.
•

The expansion of the market base is likely to see more intensive housing develop in
areas other than Mount Maunganui. For example it is likely that Tauranga CBD will
become a more affordable alternative to Mount Maunganui. Over time places such as
Greerton will see demand for apartments and terrace housing.

•

The coastal strip east of Mt Maunganui towards Bayfair is likely to be a favoured
location, and planning should allow for further development in this area.

•

To sustain the expected growth of the market, Council needs to identify additional
areas for higher density development, invest in these areas and manage the design of
development.

The general feeling is that the market for intensive living will grow, and that this form of
housing will spread to a number of centres within the built-up area of Tauranga District.
5.3 Growth Forecasts
Over the next twenty years, from 2001 to 2021, forecasts6 suggest that the City could
grow by a further 20,700 dwellings.
Currently, the market for higher density development is around 6% to 10% of the total
housing market. Should this level remain steady for the next twenty years, then this
translates into a demand for an additional 2,070 medium to high density housing units
between 2001 and 2021. The Beca Planning report on intensification suggested that a
conservative estimate of future demand for intensive housing would be that intensive
housing corners about 10% of the housing market.
However, as pointed out by developers, there are indications that medium to high density
formats are likely to become a growing segment of the market. This is because of:
•

Development opportunities The current stock of greenfields land is estimated to be
able to accommodate a further 7,400 dwellings, or roughly 10 years supply. Although
the Sub-Regional Growth Management Strategy may well define additional
greenfields areas and satellite towns, it is likely that infill and other forms of
intensification will play an increasingly important role as urban expansion reduces as
a total share of growth in the medium to long term.

•

Lifestyle and demographic changes. The population will continue to age, while
there will also be a growth in the number of households formed by singles and

6

Residential Scenario Report, Beca Planning, November 2001
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couples. Moreover some people are now making a deliberate choice to invest less
money in housing than previous generations did, and so are looking for less
expensive, easier to maintain housing options. These trends could fuel demand for
apartments and terrace houses.
•

Affordability Rising house and transport costs coupled with declining household
wealth for parts of the community is likely to see a growing demand for less
expensive housing options.

The Beca Planning report notes that the market for intensive housing could grow to 15 to
20% of the total housing market. Data on housing preferences in the 2000 Amenity
Report suggests that the market for medium to high density housing could grow to 30%
of all new households. The Amenity Report notes that in response to a question as to
whether Tauranga residents could see themselves living in more intensive housing
formats, 20% said they could see themselves living in an apartment, and 7% in a house
that is one of more than two.
A further guide to the potential market for more intensive developments is the size of the
market in the metropolitan centres. In Auckland, lifestyle choices, increased costs of
housing on the edge of the city (including transport costs) and affordability issues has
seen the medium density housing market build, in the last ten years, from a low base to
achieve at least 20 to 30% market share. The market for infill development in established
suburbs in the inner and middle ring of suburbs is even greater, well over 50% of growth
is accommodated in these areas.
These statistics enable some initial ‘back-of-the-envelope’ estimates to be made of future
demand for intensive forms of housing. These estimates are not precise or based on indepth analysis of housing preferences. They merely serve to indicate the range of demand
possible. Demand could range from the current 7.5% up to 30% of the market. If this is
the case, then the number of medium to higher density housing units built over the next
twenty years could be between 2,000 to 4,300 new units.
Table 2 shows the possible scenarios for the share of the total market which may involve
intensive housing.
Table 2: Possible Market Share - Intensification
Period
2001-2006
2006-2011
2011-2016
2016-2021
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Possible Market Share Intensive Housing
Low Medium High
10%
13%
15%
10%
15%
20%
10%
18%
25%
10%
20%
30%
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Table 3: Possible Number of Intensive Housing Units
Number of Intensive
Total
Increase in Housing Units
Dwellings
Low
Mediu High
m
6220
622
778
933

Period

20012006
20062011
20112016
20162021
Total

6266

627

940

1253

6265

627

1096

1566

1965

197

393

590

20716

2072

3207

4342

Figure 8. Estimated Demand for Intensive Housing
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Within this overall share, there will be the sub-markets referred to above. The relative
size of these sub-markets is unknown, but the concentration of intensive developments
around the Mount Maunganui area suggest that the retirement and holiday sub-markets
will remain important segments.
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6. Community Values and Aspirations
Having considered the possible size and characteristics of the market for intensification,
it is now necessary to consider the overall community values which should form the basis
of a strategy to manage intensification pressures.
6.1.1 City-wide values
Tauranga’s Strategic Plan - Strategic Directions - and the supporting documents,
especially the ‘Voices from the community’ report highlight the common core values of
Tauranga residents which any growth management plan - intensification or urban
expansion - will have to respond to.
These values can be summarised as follows:
•

Uniting role of the Harbour - the overriding value of the Harbour and beaches, and its
role as a recreational asset and a unifying landscape feature.

•

Importance of ‘a bit of space’ - both between individual homes, but also in the sense
that the countryside is close at hand.

•

Insular peninsulas - the distinctive communities that have built up around the four
peninsulas.

•

A city trying to be a town - retaining the seaside resort feel of the place, which offers
urban advantages but with suburban and rural escapes.

Consultation with Iwi7 highlights particular concern about urbanisation affecting water
quality and the modification of the landscape. They advocate a strategy of urban
containment and development of sustainable settlements based around intensification of
existing centres, including Marae. Such an approach could also help address specific
housing and access issues that they face.
6.1.2 Local-Level Issues
The community obviously enjoys the mix of activities and experiences available in the
district and will wish to see this mix continue. Being close to the beach and the rural area,
and having vibrant centres and quiet residential areas are part of this mix. Research on
For example: Voices: Ko te tirotirohia a mua a Nagti Ranginui; Nagti pukenga he
matakite; Ngaiterangi Iwi Resource Management Plan.
7
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the District Plan and the 2000 Amenity Report have considered in more detail the types
of qualities that people like to see in their own neighbourhood, and what local amenity
values should be respected. A May 1993 report on residential development identified that
the following local qualities were important to people:
•
•
•
•
•

density
access to facilities
street appearance
parks and open spaces
roading / traffic management.

The May 2000 Amenity report further investigated what people liked and disliked about
their neighbourhood. The most important factors that people liked were:
•
•
•
•
•

proximity to services
quality friendly neighbourhood
character of the area
proximity to beach / harbour
proximity to parks / open space.

Clearly people are looking for a living environment which combines good on-site
amenity (privacy, space, sunlight) with a neighbourhood which has good access to shops
or the beach, and some open space/ green areas within it.
When thinking about intensification, people trade-off these values in different ways. The
2000 Amenity report notes that people’s attitudes to intensification could be divided into
three different groups:
•

Intellectual acceptors - people who understand the need for intensification but do not
want to live in higher density environments. In other words, individuals should be
able to trade-off these values as they see fit.

•

Rejecters - people who strongly dislike the notion of increased density. These people
feel that the need for a bit of space outweighs other considerations.

•

Intensity lovers - people who welcome the idea of intensification and could easily
imagine themselves living in a low or high rise apartment. These people are prepared
to live in more intensive areas because of the access it provides to facilities and
activities, lower maintenance, and other reasons.

The 2000 Report goes on to note that at the moment the rejecters dominate in terms of
numbers of people. However their views should not exclude other people from living in
medium to higher density formats, and as discussed in Section 5.0, forecasts suggest that
the demand for intensive housing will increase in the future.

Tauranga Intensification Options

31

The 2000 Amenity report also noted that most people are concerned that intensive
housing is well designed. Important design factors include privacy, outlook, parking,
safety and security.
6.2 Responding to these values
How might these values shape people’s reactions to intensification?
As a starting point, the Council’s Strategic Plan reflects these values. The Strategy’s goal
for the urban environment is to create opportunities for self-contained neighbourhoods
through:
•
•

Providing choice in residential living environments
Safeguarding character and amenity values.

However these objectives can conflict:
•

At a local level, a desire to provide choice may see people react negatively to
intensification plans, reflecting concerns about issues to do with design, property
values, social problems and traffic. These evoke powerful emotions.

•

Contrasting this, at a sub-regional level, many people see the benefits of
intensification. They see the need to respond to market demand for intensification, as
well as the role that intensification could play in keeping some of the valued features
of the area - such as the access to the countryside and limiting further degradation of
the harbour from urban expansion.

This contradiction can be summed up in the following comment:
People dislike only two forms of growth: sprawl and intensification.
Responding to these at times conflicting values will involve both the process used to
develop a strategy to manage intensification, as well as the specific outcome sought.
6.2.1 Outcome Related Response
For Tauranga, the critical issues will be to show how intensification can help keep the
environmentally-based clean and green image of the area and the associated access to the
natural resources of the area, retain and strengthen the feeling of distinctive communities
including their town centres, and associated amenities. This will involve as much a
discussion of alternatives to intensification, as a discussion of the merits of intensification
in its own right. That is, the merits of intensification need to be seen in the light of
alternative approaches. It will also involve taking a city-wide perspective on the issues
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and looking at intensification from the point-of-view of how it can best be managed to
create the most benefit to the community as a whole.

6.2.2 Process Related Responses
How the potential role of intensification is portrayed will be very important. Some
important points are:
•

Demonstrating that intensification is clearly part of a wider growth management
policy that is intended to secure city-wide goals relating to protection of the harbour
and coastal water quality, retaining what is distinctive about the area and making the
city more liveable and prosperous.

•

Showing how intensification pressures are being managed - that the rate and location
of intensification is being controlled, and is not out of control.

•

Making sure intensification is encouraged in areas where the market largely wishes to
pursue this type of development, to reflect consumer demand.

•

Ensuring design control is in place ahead of development pressures to manage local
amenity impacts.

•

Demonstrating that the Council has the resources and the skills needed to effectively
implement these design standards.

•

Showing that the Council will invest in the local and city-wide infrastructure needed
to support intensification, including better parks, roads, stormwater and wastewater
services.

7. Growth Management Issues
In developing a position on the role of intensification, the above discussion of processes
and values indicates that a range of growth management issues need to be taken into
account, alongside consideration of the demand for this type of living.
The Sub-Regional Growth Management Strategy (Smart Growth) will involve a good
definition of these issues, and the framework developed in this report may need to be
adapted as the Smart Growth project progresses. In the meantime it is possible to
highlight a number of relevant issues that are likely to influence the development of a
response to intensification.
Important issues to consider are:
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•
•
•
•
•
•
•

Natural environment
Economy
Transport and Accessibility
Other Infrastructure
Town Centres and Community Facilities
Local Amenity
National strategies.

These are discussed in turn.
7.1 Natural Environment
Tauranga enjoys a clean environment. Specific components of the environment that the
community has identified include:
•
•
•
•
•

the clean coastal waters
the quality of water in the harbour
the green feel to the suburbs
the views of the harbour and coast from the coastal edge as well as from inland ridge
tops
the rural countryside being close at hand.

Growth of the City will put pressure on some or all of these resources. Further urban
expansion is likely to affect harbour water quality, and see the loss of farmland. On the
other hand, intensification could also see water quality affected and possibly the green
feel of the suburbs reduced. Consequently, any growth strategy will involve trade-offs.
A critical issue will be water quality, and which growth option has the most ability to
protect and improve the quality of water in the harbour and in coastal waters. Careful
planning can see intensification retain and enhance a green feel to a suburb, while urban
expansion can be managed to retain open space and farmland through green wedges and
ecological corridors. However it is much more difficult to mitigate the effects of
development on water quality. Experience in Auckland suggests that it may be possible
to treat 75% to 85% of stormwater contaminants from urban areas, but this still leaves 15
to 25% to be absorbed by the marine environment. In inland coastal waters, this level of
contamination can quickly build to a level where it adversely affects the environment.
This is an area where the Smart Growth project will need to give some guidance. Is the
harbour or the coast more sensitive to development, and are there specific parts of the
harbour or coastline that are more sensitive than others? A key policy issue will be
whether it is better to further pollute existing degraded catchments by concentrating
population in these catchments, while protecting existing undeveloped catchments from
degradation; or will it be better to try to disperse population and pollution? If a
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concentrated approach is adopted, then what are the options to mitigate effects, as best
can be achieved?
While these issues will require significant attention, they are likely to lead to a number of
conclusions:
•

There will be some catchments (rural and urban) which should not be developed or
further developed because of the sensitivity of the receiving environment and/or the
inability to undertake sufficient mitigation measures.

•

A policy of dispersal will ultimately see more and more of the harbour and coastline
adversely affected. There has to be some limit to expansion, and a desire to see, some
natural areas in close proximity to the city so that people can use and enjoy them.

•

The fact that the existing urban areas will already be causing adverse effects.
Carefully managed, additional development in these areas has the potential to
financially assist in the upgrading of services and facilities in these areas, although
the existing development will also need to continue to contribute (through rates) to
existing deficiencies in infrastructure.

Inevitably, more compact forms of development - both urban expansion and infill, will be
needed to respond to these issues. At a sub-regional scale, consolidation will help to
protect rural catchments from further development, but this does not mean that a
‘consolidation at any price’ policy should be followed. The balance between
intensification and dispersal needs to be considered at a sub-regional level.
7.2 Economy
The economy of Tauranga is obviously heavily dependent upon population growth. The
major sector of employment is service-related activities, and employment growth has
closely tracked population growth.
A notable feature of the City is the relatively even spread of employment between the
Tauranga and the Mount Maunganui sides of the harbour. This spread of jobs is
beneficial in terms of access to employment and in balancing traffic flows. It is a
characteristic that should not be lost. Employment issues will be researched as part of the
Smart Growth Phase 2 work. There are important links between spatial and economic
strategies, and how the spatial strategy can reinforce the economic growth paths that the
region wishes to follow.
Through the Strategic Plan the Council has signalled a desire to build on the natural
strengths of the Region, and to add depth and breadth to the economy through tourism,
education and added-value manufacturing. These types of industries are influenced by
quality of life and liveability issues and so any growth management strategy has the
potential to affect the region’s competitiveness.
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Increasingly local authorities are focusing their spatial strategies on the following
economic issues:
•

Making the city a more efficient place to do business in - for example, lower
overheads including reduced transport costs help to attract and retain business
activities. People-based businesses (like education) are increasingly congregating
together. Agglomeration economies mean that these types of businesses wish to be
close together. Face to face communication and interaction is very important, and so
planning and transport strategies are needed that support intensification. For other
types of business activities, having good access to ports and regional transport links is
more important. Transport and infrastructure planning has to anticipate these trends.

•

Making the city more liveable. Liveability is a major driving force in business
location decisions. Vibrant and vital town centres, as well as clean environments for
recreation and leisure provide a powerful combination to attract and retain business
owners and the skilled staff that they need to run their businesses. Tourism is also
linked to developing a similar mix - having vibrant centres and recreational activities
close at hand.

•

Reducing marginalisation and increasing opportunities to participate. Recent changes
to the economic landscape are seeing some parts of cities boom, while others wither.
The spatial pattern of employment, and people’s access to learning, education and
transport options become very important in trying to reduce the social and economic
divisions that are establishing themselves around these changes. Tauranga’s relatively
small size, and the even spread of employment means that this is not currently an
issue, and it is important that growth policy ensures that this remains the case.

Policy on intensification obviously has an important role to play in these approaches.
Handled correctly, intensification of residential and business activities can provide an
urban environment which many people are seeking as a part of their lifestyle, and which
many businesses thrive in, while still retaining the natural environmental qualities of the
wider area. That is, intensification can make a city more efficient by reducing transport
costs and supporting the benefits of agglomeration, while also improving liveability. It
can also help to maintain a balance of employment between areas.
7.3 Transport and Accessibility
Transport and improved accessibility is a key economic and social issue. Some parts of
the roading system in the city are under stress, and a number of actions are underway to
address these pressures. These investments are in the strategic, regional transport
network, closely related to improving access to the port and cross-city accessibility.
Urban growth policies obviously have a major impact on transport issues at a subregional and local level. Some important effects are:
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•

The dispersal of workplaces and the growth of development on the urban fringe is
seeing a large increase in cross-town movement, with the adverse effect that
communities in central areas are clogged with this cross-town movement. Yet the
alternative of by-passes can see communities severed and central city areas decline
due to loss trade, so there is a need to recognise local traffic issues and effects
compared to strategic effects.

•

On the other hand, the concentration of traffic flows that will occur with
intensification, as well as greater demand for walking, cycling and passenger
transport in the same area, is leading to significant conflicts between these modes in
areas subject to intensification.

•

Low density, single use areas lock in car dependence by limiting the ability to
accommodate and sustain local services and mixed uses.

•

Poorly located higher density areas can cause even greater problems if they are
divorced from service, recreational and community activities.

Important principles to help unravel some of these issues are:
•

The need for the transport strategy to support and give effect to a city’s urban growth
strategy, not the other way around

•

The increasing emphasis on meeting travel demand through multi-modal strategies,
and less emphasis on just providing additional roading capacity

•

The importance of land use decisions in shaping transport choices and enabling these
multi-modal strategies

•

Acceptance that all roads must meet of a range of land use, transport and amenity
functions, and not only focus on the efficient movement of vehicles.

For Tauranga, transport issues will have a major influence on the role of intensification as
an approach to growth, and where and how intensification can occur.
While current roading problems can be solved through further investment, there will
come a time when the ability to increase road capacity will be limited by circumstances
relating to lack of funding, existing development and / or community resistance. For
Tauranga this situation may be twenty years away. However it is still worthwhile
anticipating this situation and considering the location of intensive development in
relation to passenger transport routes, pedestrian and cycle routes, and reducing or
avoiding long trips to workplaces and services.
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7.4 Infrastructure
Apart from roading, the District must also consider the impact of alternative growth
patterns on water supply, sewerage and other utilities like electricity supply. This report
does not address private utilities like electricity. It is assumed that these utilities can
respond to market demands.
At a city-wide level, the community will face additional costs no matter which growth
path is followed, for example, due to the expanding population there is need for
additional bulk water supply. In terms of wastewater, there is considerable capacity for
additional growth. What may alter under the different growth scenarios are local
reticulation costs. Higher density development may place additional load on services in
particular areas. The Council are currently modelling this effect, but at present there is no
output from this work.
7.5 Town Centres and Community Facilities
The town centres in the District demand specific attention because of the major role they
play in the civic life of the city. They are very important community hubs, providing a
wide range of social services, and are increasingly important entertainment precincts. The
community clearly places a high value on the importance of town centres in supporting
quality of life and contributing to the distinctiveness of the District.
Mixed use town centres that provide a range of services and activities, and which are
accessible from surrounding neighbourhoods are also a fundamental building block in
creating a more sustainable urban form:
• Mixed use centres that people can walk or cycle to, or take a short drive to, reduce
vehicle use
• Organised into corridors, like beads on a necklace, centres can support passenger
transport use
• Centres are incredibly important to an inclusive society as they are one of the few
meeting places where people from all walks of life can participate in the civic life of
the City.
The city has a rough hierarchy of centres as follows:
Tauranga Central Business
District

Cherrywood

Cameron Rd

Mt
Maunganui

Bayfair

Greerton

Brookfield

Welcome

Domain

Central
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Bay

Road

Parade

Future centres may also include Bethlehem, Parton Road and Papamoa East.
One role of intensification must be to support the town centres in the District. The
various roles that intensification might play include:
• Supporting the current hierarchy of centres by encouraging more intensification
around the main centres, and a more modest amount around the smaller centres
• selective intensification around some centres to bolster their economic base, for
example centres that are struggling in the face of competition from other centres
• encouraging intensification in areas where a new centre would help fill a gap in the
structure of centres, including centres in greenfields areas.
7.6 Local Amenity / Distinctiveness
As covered in the May 2000 Amenity Report, the effect of change on people’s
neighbourhoods is a very important issue to them. Most often, it is the impact of growth
management strategies on local amenity that drives community reactions. Understanding
people’s approaches to what they see as good amenity is incredibly difficult. People’s
reactions are closely conditioned by what they see and what they are familiar with. As a
city gradually changes, so too does people’s perceptions as to what is, and isn’t, good
amenity.
The 2000 Amenity Report explored people’s attitudes to local amenity issues in a number
of ways, including telephone surveys, interviews, focus groups and gaming sessions.
From this work it is clear that people trade-off a complex set of values when confronting
a change to their local environment.
As mentioned in Section 6.0, most people initially take a negative approach to higher
density housing. Some people can understand the wider benefits of intensification
(intellectual acceptors), while others are ‘intensity lovers’, but for most people,
intensification is seen as something that will lead to a reduction in the amenity of an area.
These people mostly value the ‘seaside’ holiday town like feel of Tauranga - that it is not
too built up. People see intensification as affecting qualities like loss of a bit of space,
greenery, privacy and quiet. Higher density housing has also in the past been associated
with social problems, but this particular concern has receded as more and more people
willingly choose to live in higher density forms of development.
While intensification is seen as a threat to the current look and feel of Tauranga, there are
no guarantees that District Plan controls will ensure that existing values will be protected.
Across the board infill development will also change how neighbourhoods look and feel.
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Well designed intensive housing does not have to mean a reduction in greenery or
privacy. Design-based District Plan controls can address these issues. While a recent
review of higher density housing in Auckland8 has confirmed people’s views that many
terrace house type developments are too crowded, this does not have to be the case if the
right urban design controls are in place. Buildings, driveways and parking areas can
dominate sites at the expense of on and off-site amenity, but in many cases a small
reduction in density would allow for much better design outcomes, while still seeing the
development meet growth management goals relating to support for public transport, or
attainment of more compact forms of development.
As discussed in section 4.0, location is a very important issue. For people who are
concerned about density, intuitively there is a trade-off where less on-site space is made
up for by better access to open space, services and amenities. Selective medium to high
density intensification around centres and open spaces is seen as having advantages from
the intensive housing being located near to services and amenities compensating for
perceived lower on-site values.
However this is not the only reaction to intensification. Intensity lovers and intellectual
acceptors can see that the redevelopment process involved in intensification could lead to
the development of stronger town centres which are more vibrant and vital. In other
words intensification could lead to a new character, being developed in an area which
does not attempt to replicate a suburban pattern, and where urban qualities are more
important. In this way, they are giving emphasis to values associated with Tauranga
offering a range of experiences and choices - the mix of town and rural recreational
opportunities.
7.7 National and Regional Strategies
A number of national strategies have been released, or are being prepared, which have an
indirect bearing on how the Council might respond to intensification. The most relevant
are:
•

Review of the Local Government Act, and the possible need to develop under the
new Act, a Long Term Council Plan to compliment the Long Term Financial
Strategy. It would obviously be useful if the Long Term Plan had a spatial
element to it, as a spatial plan helps to integrate and give expression to many
themes, including transport, infrastructure and community development. The
reform of the Local Government Act reinforces the need to have a ‘big picture’.

Building A Better Future Intensification Review: Auckland Regional Council
Residential and Research Monitoring Programme. Auckland Regional Council,
September 2000. Also Sinclair Knight Merz, Higher Density Housing Urban Design
Code Review, North Shore City, 2000.
8
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•

Climate Change Programme. Government consultation on achieving targets to
reduce green house gas emissions indicates a reliance on taxes, charges and other
economic instruments. Economic charges are designed to modify people’s
behaviour and it can be expected that people’s and businesses use of energy and
transport will alter once carbon taxes are in place, and this may change things like
home/work relationships, and as a result their housing preferences.

•

Energy Efficiency Strategy. This Strategy, which works alongside the Climate
Change Programme notes the potential role of urban form in managing transport
demand and hence energy use, and the role of solar gain and energy efficiency in
household consumption of electricity. Terrace homes and apartments are
inherently more energy efficient than stand alone houses. The Strategy seeks more
energy efficient forms of development through better practice.

•

Bio-Diversity Strategy. The potential of urban areas to enhance bio-diversity is
noted. This might mean avoiding development of sensitive ecological areas, and
incorporating wildlife habitats and corridors into urban areas. This reinforces the
natural environmental issues already outlined.

8. Policy Directions
The discussion on values and issues suggests that five main policy directions should form
the basis of a strategy for intensification. These are:
•
•
•
•
•

protecting the natural environment
developing the built environment
retaining and improving the local environment
responding to market forces
managing infrastructure and implementation costs.

These are discussed in turn:
8.1.1 Protection of the Natural Environment
Intensification should be managed to help protect the water quality of the Harbour and
coastal water, and help to develop the recreational and ecological values of the District.
This policy recognises the high importance of the natural environment to people’s
feelings about Tauranga, especially the harbour and coastline. While different styles and
locations of intensification may have only a small impact on the natural environment, it is
nevertheless important to acknowledge the importance of this issue.
The greatest difference between intensification options is likely to come down to the
planning controls applied (such as a coverage control), and the extent to which the
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Council is prepared to invest in retrofitting stormwater management facilities into
existing residential areas subject to intensification.
Intensification also needs to be linked to development of green corridors and other
recreational and ecological resources. Selective intensification can protect some areas
from development, providing for the opportunity for development of green corridors.

8.1.2 Built Environment / Accessibility / City Form
Intensification should be managed to improve the overall liveability of the District by
improving the vitality of the City’s town centres, and helping to reinforce distinctive
communities that have built-up around the four peninsulas.
The importance of intensification to the overall look and feel of Tauranga is recognised
by this policy. Intensification has a particularly important role in supporting the vitality
of the City’s town centres. Improved accessibility will come about from people living
closer to work, shops and open spaces, and from maintaining the current balance between
the two sides of the harbour in relation to jobs and homes.
8.1.3 Local Environment
Intensification should be managed to help retain the qualities of valued neighbourhood
areas while ensuring areas subject to intensification develop high quality environments,
including good design and appearance, public spaces, improved street appearance, and
calmed traffic.
This policy is perhaps the most important one from the perspective of most residents. It
recognises that there will be some areas of the city where intensification could be
detrimental to character and amenity, but also that intensification could be beneficial to
the amenity of other areas. It recognises the need to manage the design of development,
and to focus investment in areas subject to intensification, not across the board. It further
supports the control of the design and layout of individual developments.
8.1.4 Responding to Growth Pressures
Intensification strategies should work with market forces, reflecting people’s choices and
aspirations, but within a framework to create desirable urban growth patterns.
Working with market forces is important in developing high quality living environments.
Where intensification strategies reflect people’s needs, then in general, a desirable
environment will be created. However there is a need to moderate market forces to ensure
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that intensification contributes towards a wider growth strategy, and social and
community goals.
8.1.5 Infrastructure and Implementation Costs
Intensification strategies should integrate asset management with neighbourhood
planning to ensure that the investment in infrastructure needed to support intensification,
is provided.
This policy reflects the importance of co-ordinated planning. Good urban outcomes come
about from public and private investment.
8.2 Discussion of Policy Issues
As has been pointed out in the section on community values, there are tensions between
these different policy directions. In particular is the tension between local and city-wide
issues:
•
•

From the perspective of a specific neighbourhood, changes to the local environment
may be seen as much more important than the changes to the built environment of the
whole city, or issues associated with meeting the demand for intensive housing.
However from a city-wide viewpoint, what may be best for the community and the
environment as a whole may mean that there has to be some changes to some local
environmental conditions.

The following diagram expresses, in a simple way, this tension. One of the issues that the
Council will have to address is what weight it should give to these various issues.
Important
Growth pressures
Infrastructure
costs
City-wide
view
Natural environment
Built environment
Less Important
Local environment

Important

Less Important
Local perspective
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This is, of course a simplistic picture. Infrastructure may be an important local issue if
there are significant capacity constraints and to overcome these constraints there is a need
for local contributions. Nevertheless, the diagram helps reinforce the growth management
experience covered in Section 4.0, which strongly points to the need to take a city-wide
perspective to intensification. By so doing, the greatest benefit to a community is
delivered from intensification pressures.

9. Intensification Options
In thinking about the possible role of intensification, it is necessary to consider a range of
ways in which intensification may occur.
Clearly, as set out in Section 5.0, there is a demand for further intensification, and the
District Plan will have to respond to this demand, no matter what route is taken. So the
key questions are how much intensification and in what form?
The 2000 Amenity Report has advocated for a nodes and corridor approach to
intensification, rather than across the board infill. Nodes and corridors refer to
intensification around town centres like Bayfair and Greerton (nodes) and along key
routes such as Cameron Road (corridors).
In thinking about a nodes and corridors approach, the following points need to be
considered:
•
•
•

How many nodes and corridors - should the District Plan seek to meet market
demands for intensification, encourage additional demand or restrain demand?
Where should the nodes and corridors be located - should the District Plan follow
market trends, or should it attempt to influence the location of intensive
developments?
Are ‘corridors’ of growth appropriate for Tauranga or should the focus be on nodes?

The table below sets out the range of options which encapsulate these points. These
options can be seem as a continuum from a policy position of more intensification
through to less intensification, and from little intervention in terms of location and
design, to substantial intervention.
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Extent of Intensification

L
o
c
a
t
i
o
n

Restrain market
demand for
intensification

Provide for market
demand

Status Quo

Market-led

Planning-led
restraint

Centres-Based
(Nodes and
Corridors)

Little /
minimum
control over
location and
design
Significant
control over
location and
design

Encourage greater
demand over time

Planning-led
encouragement

Scenarios considered in this report

Within the combinations created by this matrix, there are a number of options. For
example, providing for market demand with little control over location and design could
be said to be taking a market-led approach. Alternatively, the nodes and corridor
approach suggested by the 2000 Amenity report would fall under the heading of
providing for market demand while controlling location and design. This can be better
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described as a ‘centres-based’ approach, in that intensification is generally located in and
around town centres. Alternatively it has been called an urban villages strategy.
For the purposes of this report, discussion concentrates on the merits of the Market-led
and Centres-based approaches. The reason for not looking at the other two options - the
Restraint or Encouragement options - is that at this stage in the Smart Growth project, it
is unclear if these are reasonable options to consider. It is unclear if the City can
reasonably assume that the option of shifting growth pressures to other places in the
region, which the Restraint option assumes, is open to it. Equally there is no information
to say if the District will, under the Smart Growth project, have to accommodate a greater
share of regional growth - which might be the case with the Encouragement option. This
option may arise if further urban expansion is not possible, for example.
Consequently, this report concentrates on the realistic position that, as discussed in
Section 5.0, the District needs to respond to the established market for intensive housing.
In responding to this need, there are two main options:
•

to let the market largely dictate the location and design of intensive housing, within
general guidelines about controlling off-site effects (Market-led)

•

to manage both location and design, taking a more proactive role with these issues
(e.g. Centres-based), and as advocated by the 2000 Amenity Report.

These two scenarios, along with the Status Quo, can be described as follows:
9.1 Status Quo
This scenario involves the continuation of the current management framework as set out
in the District Plan. Essentially this involves further infill development across the
residential areas of the District, and site redevelopment involving the removal of existing
buildings and new units being constructed. In addition there is the potential for further
apartment and terrace house development in the commercial parts of the City.
Based on development potential, and characteristics that the market is likely to find
attractive, such as coastal views and access to services, infill development is likely to be
concentrated in the western and central suburbs, although all suburbs would
accommodate some growth. The commercial areas of the City are likely to become
increasingly attractive for medium to high density housing formats, as infill opportunities
dry up and the Residential H Zone is fully occupied. There are no design controls, other
than standard controls relating to the bulk and location of buildings and parking needs,
with the District Plan mostly focusing on off-site impacts of infill and intensification.
9.2 Market-Led
This scenario involves the Council retaining the current effects-based approach of the
District Plan and extending the framework so that it allows for further medium to higher
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density formats in residential areas, where there is demand to do this. This is likely to
shift emphasis towards more site redevelopment, rather than infill patterns.
The essential focus of the scenario is that intensification occurs at a rate and in locations
that are largely market determined. There is likely to be management of the basic design
elements of intensive housing such as controls on height and building set backs, but
otherwise a liberal approach could continue with regard to design issues. This scenario
might involve introducing new high density zones, zoning additional areas Residential H,
or modifying the infill controls so that greater density or height is available in specific
areas.
It is likely that coastal and harbour edge locations will be favoured by the market,
continuing the pattern set in Mount Maunganui and some Tauranga suburbs with good
harbour views and aspect. Some town-centre based intensification may occur, but it is
likely to be confined to centres with a coastal aspect, or proximity to major amenities
(such as Tauranga CBD). It is possible that some intensification will occur in greenfields
areas, perhaps in response to affordability issues, or in the form of ‘lifestyle’ managed
villages.
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9.3 Centres-Based (Urban Villages)
This scenario involves the Council taking an active role in the location and design of
more intensive housing formats. Intensive housing is steered to locations that support
community goals associated with commercial centres, the built environment and the
infrastructure. The design of intensification would also be managed, through District Plan
processes and design criteria / codes.
This might involve introducing new medium density residential zones around selected
commercial centres, including urban design controls. The actual format of development terrace housing, low or high rise apartments - would be likely to vary from node to node,
depending upon market demand and development conditions. Development would be
stimulated by significantly higher density opportunities than in surrounding residential
areas.
The range of centres that are suitable for intensification will span greenfields areas as
well as the existing built up area. It is also useful to consider the potential role of the
smaller neighbourhood centres, as well as the larger suburban centres, in accommodating
intensification pressures. For the larger centres, intensification opportunities will
obviously be greater than for the smaller neighbourhood centres. In the smaller centres,
intensification is likely to be located directly adjacent to the centre, while in the larger
centres intensification may extend up to 400 to 800m from the centre.
Larger centres that may be suitable for intensification are:
•
•
•
•
•
•
•
•
•
•

Bayfair
Domain Road
Parton Road
Papamoa East ( new centre)
Tauranga CBD
Eleventh Avenue / Cameron Road
Gate Pa
Greerton
Cherrywood
Brookfield.

The local centres that may also be suitable need to be identified. Again these could be
greenfields sites or areas within the existing built-up area.
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9.4 Characteristics of Scenarios
The different characteristics of these scenarios can be summarised as follows:
Scenario

Infill

Type of Intensification
Around town
centres

Along road
corridors

Status quo

Main focus
across
District

Limited

Limited

Market led

Likely to
continue

Limited dependent
upon market

Reduced in
character
areas

Main focus around
selected
centres

Some dependent
upon
location
Limited

CentresBased

Along
coastal and
harbour
fringes
No
additional
areas

In
greenfields

Main focus
in ‘high
value’ areas

Dependent
upon market

Limited to
some centres

Yes - in
selected
areas

Limited

10. Discussion of the Options
The following sections discuss the advantages and disadvantages of the three scenarios in
terms of the policy directions established in Section 7.0 above. That is, the effect of the
scenario on the:
•
•
•
•
•

natural environment
built environment
local environment
market demand
infrastructure and implementation.

Tauranga Intensification Options

51

10.1 Status Quo
10.1.1 Natural Environment
The current status quo option is likely to see development spread around the established
suburbs of the City, particularly the western and central suburbs. Maintaining a minimum
site size of 1 unit per 325m2 in the majority of the District will help to mitigate some of
the impacts of stormwater through on-site soakage, although there is currently no site /
building coverage control in the District Plan to ensure that this opportunity is retained.
The relatively random nature of infill development will make it hard to anticipate and
plan for retrofitting stormwater works, but it does recognise current service networks.
With regard to other natural features like vegetation and trees, and the development of
green corridors, the spread of infill development may see all parts of the city suffer, to
one extent or another, from the loss of trees and green space as sections are subdivided.
10.1.2 Built Environment
Under the status quo, the existing suburban character is likely to be largely retained, but
in a modified form. Compact suburban development tends to see large houses built on
small sections. This can see a very ‘crowded’ feel develop to a whole suburb, with little
open space around houses, less room for large trees and a gradual domination of
driveways and garages.
Infill development across the city may see less distinction between suburbs than other
scenarios, and so the four peninsulas will tend to develop in the same way. The town
centres will not necessarily be supported or improved.
10.1.3 Local Amenity
Under the status quo option, the District Plan allows for considerable change to local
environments. While District Plan height and basic bulk and location controls maintain
absolute baselines, considerable change is possible. Infill development tends to result in a
clash of housing styles, with new units to the front or rear of existing houses often at odds
with the existing units in terms of presentation to the street, roof lines, and materials.
10.1.4 Market Demand
Under this scenario, market forces are managed to the extent that a general level of infill
is allowed across the city. This will meet part of the demand for intensification, but
people wishing to live in medium to higher density formats are likely to be disadvantaged
by the costs and time delays associated with a discretionary, case-by-case consent process
(except in commercial areas, where intensive housing developments do not involve
complex resource consent procedures).
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10.1.5 Infrastructure
The services of the District are likely to be able to cope with the levels of development
expected under the status quo scenario. While upgrading work will be required,
significant pressures on specific areas are not likely to be expected. Traffic growth is
likely to be spread across the District, but without the concentration of land uses needed
to support passenger transport. This is a very important long term shortcoming of a
scattered infill approach.
10.2 Market-Led
10.2.1 Natural Environment
This scenario is likely to see the coastal margins more built up, compared to the situation
under the status quo option. This is likely to lead to more pressure on the open spaces
adjoining the coastal areas where development is likely to be popular, for example more
people using coastal reserves, more stormwater runoff, more road pollution and more
litter and waste.
Unless some form of on-site mitigation of stormwater is required by District Plan rules,
and /or the Council commits to funding stormwater mitigation measures (which may
include land purchase), adverse effects on beach and harbour water quality are likely to
arise over time.
Other natural features in the coastal area are likely to be affected by concentrated
development, such as fewer trees and pressure on green features. On the other hand, the
concentration of development on the coastal strip could see less development in inland
areas and less stormwater generation and loss of vegetation in these areas.
10.2.2 Built Environment
Under this scenario, the build-up of the coastal areas will change the feel of the coastal
strip. The great fear of this scenario is a Surfers Paradise type domination of towers along
the coastal strip. While there is the ability to limit height, the coastal strip is likely to
become very built-up.
There is likely to be a split in character between the more densely developed coastal
suburbs and the more conventional, suburban, inland suburbs. The built-up coastal areas
are likely to have far more of an urban feel to them, than is currently the case.
The town and neighbourhood centres associated with the coastal suburbs will receive a
boost from the surrounding intensification, and could become lively urban villages.
Mount Maunganui could rival or exceed downtown Tauranga. New neighbourhood
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centres may spring up in the coastal areas. At the other end of the scale, inland town and
neighbourhood centres could decline as investment flows into the coastal centres.
This imbalance in growth pressures will flow into transport patterns, especially if more
people live along the coastal strip and commute to workplaces in other areas. Roads
leading to and from the coastal areas are likely to be needed to be upgraded and widened,
reducing the amenity of these areas.
10.2.3 Local Amenity
Further intensification, without consideration of location and design issues could see
substantial amenity impacts in the future. The trend is for the development market to
develop a hybrid building form of medium density housing that mixes aspects of
apartments with terrace houses. In general developers seek to provide the individual
sense of address provided by a terrace house with the small amount of open space
provided by apartments. But the apartments never provide the intense urban amenity
associated with apartments in inner city areas, or the leafy green ‘garden like’
surroundings that are possible when terrace houses provide private back yards that have
been traditionally associated with this type of development.
Unless steps are taken to encourage amalgamation of sites and to significantly improve
public amenity, areas subject to intensification could see bad on-site private amenity, and
low quality streetscapes.
10.2.4 Market Demand
This scenario focuses on running with market forces, and should therefore meet the
market demand for various types of intensification, for example the holiday home,
retirement and affordable home sub-markets.
10.2.5 Infrastructure
The concentration of growth in coastal areas is likely to see current infrastructure
capacities exceeded and upgrading works needed in the areas subject to growth.
Expansion and upgrading of the stormwater, wastewater, roading and open space
networks will be necessary. While financial contributions can cover some of these costs,
full recovery is not likely as some of the costs will fall to improving levels of service,
rather than just meeting growth.
The timing and sequencing of these investments could be difficult to programme, and
there is a real danger that this investment could lag behind growth. Major investment
may need to be brought forward, such as an additional harbour crossing.
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10.3 Centres-Based
10.3.1 Natural Environment
With the focus on town centre-based intensification, effects on water quality should be
more localised than under the market-led or status quo approaches. More development
will be inland, offering greater opportunity to treat stormwater before it reaches the
coastline or harbour, compared to coastal locations. Development could also be steered
away from areas of particular environmental value, or where it may be desirable to
increase tree cover or create ecological corridors.
10.3.2 Built Environment
This scenario will see less change and will not have the stark differences of the marketled model. The coastal areas are not likely to be so developed, but the inland town centres
may have more growth around them. This approach has the potential to support the town
centres of the city, and through design management, the distinctiveness of the different
communities. It should also help to spread traffic loads and investment across the city,
and help to retain a reasonable jobs / housing balance between the ‘two-sides’ of the city.
10.3.3 Local Amenity
Achieving high standards of design is likely to involve a mix of district plan controls and
public investment. Significant streetscape changes could be expected, but the design
controls and complementary investment would seek to ensure that new development
presented a high standard of design. In other words, while there would be significant
change, it would be a change for the better.
10.3.4 Market Demand
This scenario would involve considerable effort on the part of Council to shape market
forces. The scenario would require on the one hand, some planning constraints to confine
intensification along the coastal strip and the harbour edge to selected nodes, and on the
other hand, investment in the inland town centres of the city to spark market interest in
intensification in these areas. This investment would need to be complemented by
enabling planning controls.
10.3.5 Infrastructure
Under this scenario, the Council would start from a position that infrastructure
investment would be a significant part of the Strategy, and that some ‘front end’ loading
will be necessary. The investment ahead of intensification will help to ensure high
standards of amenity and design, and to help make a range of areas attractive, such as
investment in the town centres, open spaces and stormwater management.
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Summary Table: Market-led versus Centres-Based or Status Quo
Criterion

Status Quo

Market-Led

Centres-Based

Natural
Environment

±

±

3

Built
Environment

±

±

33

Local Amenity

3

±±

3

Market-demand

3

33

3

Infrastructure

3

±

3

11. Implementation Issues
In this section of the report, the implementation issues associated with each scenario are
briefly reviewed. This is so the practicalities of implementing the scenario are taken into
account. Implementation issues covered are:

•
•
•
•

Strategic planning
District Plan
Infrastructure / asset planning
Consultation / communication.

The table on the following page discusses these elements under the three scenarios.
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Instrument

Status Quo

Market-led

Centres-based

Strategic
Planning

The Strategic Plan could remain
unchanged, and current
infrastructure programmes and
approaches remain as they are.
Investment in infrastructure will
be driven by major projects
(such as port and cross-town
access, new reserves and major
facilities) in response to growth.

Strategic planning would focus on
trying to anticipate market trends and
to respond to these trends as best as
possible. It is likely that strategic
planning would be very difficult under
this scenario, with most effort placed
in forecasting growth pressures so that
public investment can occur at the
time of private development. This
makes long term financial planning
and funding more difficult.

Integrated, strategic planning would be
a major emphasis under this scenario.
The Council will need to take a
proactive approach to intensification,
possibly priming areas subject to
intensification with the appropriate
infrastructure.

District
Planning

This scenario essentially
involves a continuation of the
current focus on off-site impacts.
As has been identified in the
May 2000 Amenity Report,
there would be advantages from
introducing some additional
amenity-based controls into the
District Plan, in this case the
introduction of greater controls
on infill development (coverage
control, building along boundary
control).

This scenario would involve
introducing additional provisions for
intensification. Zonings would need to
be reviewed to increase development
opportunities in the coastal and
harbour fringe areas, and in the
Central Business District, in-line with
market pressures. Provisions might
include:
• Increased height / density in
coastal and harbour edge areas,
and around the CBD
• Additional Residential H or similar
zone along the coastal strip,

The District Plan would need to take a
strong stance on intensification, clearly
indicating where intensification is to be
encouraged without the need for
complex, notified resource consents for
individual developments. A shift from
density and bulk and location-based
controls to design-based controls is
needed to successfully manage the
design issues associated with creating
new environments of high quality.
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Instrument

Status Quo

Market-led

Centres-based

around the Harbour edge and
around town centres.

•
•

Infrastructure The current approach would
remain.
/ Asset
Management
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Investment decisions would need to be
responsive to local problems. The
potential concentration of
development along the coastal strip
would suggest that a lot of public
investment would be required in this
area to mitigate the effects of
increased density, including roading,
stormwater and open space
improvements. These are issues of
anticipating the degree of residential
intensification over time and
allocating the additional costs of these
impacts on infrastructure.

in and around the selected town
centres with the potential for nonnotified applications for intensive
developments within these specified
areas
new building and site design
controls
design review processes, and upskilling of staff to assess such
applications.

Integrated infrastructure planning would
be very important. The Council would
need to build on current initiatives. This
approach is likely to see a requirement
to increase the quality and scale of
infrastructure investment in the areas
subject to intensification.
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Instrument

Consultation

Status Quo

There would not be a need to
undertake specific consultation
under the scenario.

Market-led

Centres-based

Consultation involved under this
scenario would largely be confined to
the overall strategy of taking a liberal
approach to further intensification,
unless specific zoning / area based
amendments were made at a local
level.

This scenario would involve a
substantial commitment to participative,
design-based consultation exercises,
first at the strategy level (Smart
Growth) and secondly at the
Neighbourhood Plan stage.
At a strategy level there will be the need
to cement in the overall direction
through consultative procedures. This
would settle the overall role of
intensification and the strategy to
manage intensification. A rolling
programme of investigations to develop
concepts for individual centres and
nodes would also involve substantial
local consultation.
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11.1 Summary
The three intensification scenarios considered involve different growth patterns:
•

the status quo will see general ‘across the board’ infill continue for the short to
medium term, as well as the build-up of residential activities at Mt Maungnaui
and Tauranga CBD

•

the market-led approach will see development concentrate itself along a number
of corridors with coastal views and access

•

the centres-based strategy will see development cluster around town centres.

The final pattern of development will involve a degree of blending of these three options.
In considering a strategy for intensification for Tauranga, it is apparent from the above
discussion that the centres-based strategy involves a number of advantages over the status
quo, or the market-led approach. These advantages are:
•

A strategy which does not load development onto the coastal and harbour edge
has the most potential to protect water quality and the amenity of the coastal edge.
Consequently, growth options which promote development in inland areas of the
City also need to be pursued along with selected coastal and harbour locations
where stormwater management is possible.

•

A centres-based strategy will reinforce the town centres of the City, helping to
develop distinctive characteristics of the four peninsulas, supporting a jobs /
housing balance and developing a structure which supports passenger transport
and more walking and cycling. Equally important to the overall identity of the
city is ensuring that some areas retain their existing suburban character, while
ensuring that in areas subject to intensification, design controls and investment
create a new character which is superior to existing character. The Status Quo and
Market-led scenarios raise a number of issues, including the possible loss of
distinctiveness through general infill, or development concentrated in only two or
three coastal areas under the Market-led approach.

•

All scenarios involve changes to local character and amenity. The status quo
provides no guarantees that existing character will be maintained. Spread thinly,
intensive housing formats may jar with stand alone houses, and not bring about
the urban style character that can be achieved when intensive housing is grouped
together. In this sense, the Centres-Based approach has more potential to both
retain the character of existing suburban areas, as well as generating a new style
in some parts of the city.
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•

It is likely that the market will favour coastal and harbour edge sites. While it is
important to recognise that there is a demand for these types of locations, overdevelopment of the coastal edge has the potential to undermine many important
community values. Consequently it will be necessary to meet some of the demand
for coastal and harbour edges, but also to channel demand to other locations
where it can meet wider growth management goals.

•

Intensification will bring with it infrastructure upgrading costs. Being able to
anticipate these costs and to programme them into work budgets will be very
important. The status quo and Market-Led scenarios would rate poorly against
this criterion. A planning-led approach provides the most ability to integrate
infrastructure and land use planning.

•

Any change from the status quo will require the Council to adopt a more
sophisticated approach to intensification. A Market-led approach is likely to see
the Council in a reactive mode, trying to predict intensification patterns and to
programme the necessary infrastructure. The Centres-based approach will place
more pressure on integrating land use and infrastructure planning, but with a long
term payoff in terms of better community and environmental outcomes.

The above discussion also provides some pointers as to how a Centres-based strategy for
intensification should be managed. These points are:
•

In the short term, the demand for intensive living options is modest. To ensure
that this level of growth can deliver community benefits it will be important that
this growth is concentrated so that it provides the ‘critical mass’ to lift the
fortunes of selected centres and support more and better local services and lay the
foundation for greater transport choices in the future.

•

While it will be important to concentrate growth, it will also be necessary to
identify a number of centres where intensification should occur to ensure that the
benefits and costs of growth are shared by a number of communities and choice is
provided to the market place.

•

The emphasis, at least in the short to medium term should be on developing
‘nodes’ rather than ‘corridors’. This is because a corridor approach is likely to see
intensification spread too ‘thinly’ and widely. This has the potential to add to
traffic problems and affect amenity and character. The more concentrated
approach associated with ‘nodal’ patterns will see the benefits of intensification
attained more quickly.
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Figure 9. Small centres like Greerton will benefit from selective, well-managed
intensification
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Figure 10 A centres-based strategy has the ability to support passenger transport
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12. Design Control
Having set out a suggested overall planning policy for intensification, attention must now
shift to how the Council might manage design issues. As discussed earlier in the report,
an integral part of any intensification policy must be design control. Both the community
and developers will call for design control of intensive developments.
This demand for design control stems from the characteristics of intensive development.
Many of the conventional ways of ensuring that development does not adversely affect
the environment or a community do not work with intensive developments. Quantitybased controls relating to density, height-in-relation to boundary and yard set backs do
not necessarily lead to good outcomes where space is limited. To manage the issues
associated with factors like privacy between units, overlooking and relationship to the
street, quality-based urban design criteria are needed.
It has been the experience of communities that have seen rapid and sustained
intensification that a light-handed approach to design control has resulted in some
unfortunate outcomes for the community, as well as for individual residents. There have
been poor outcomes in terms of low levels of privacy and outlook, a devaluing of the
street environment, and people buying units, only to have views and sunlight blocked by
adjacent development.
In discussing urban design controls, it is important to distinguish between design controls
in the sense of aesthetics (how a particular development might look) versus design
control to ensure development provides a liveable residential environment. Design
control is not about regulating for good taste. It is about managing development to avoid,
remedy or mitigate adverse outcomes in terms of the amenity of a neighbourhood, factors
such as daylight and sunlight access, privacy, outlook, outdoor space, parking and access
and street presence.
Currently the District Plan does not use design-based controls to manage development.
The design of a development is influenced by the development controls of the District
Plan, but only indirectly. In the Residential H Zone of the City – the current medium to
high intensity zone – these are more limited development controls. No design-based
controls are in place.
12.1.1 Tauranga Experience
The recent experience with medium to higher density housing formats in Tauranga
provides a useful basis upon which to consider the need for design controls and the
specific parameters which should be addressed. It would be appropriate, as part of the
Smart Growth project, to undertake a review of recent intensive developments in
Tauranga. This review could be from the point-of-view of people living within the
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developments, adjacent residents and the wider community. In the absence of such a
review, a number of general points can still be made about the design quality of recent
developments:
•

Street environment – examples provide a mix of responses to the street
environment. Some developments ‘turn their back’ to the street, or close
themselves off from it. In other developments garages tend to dominate at street
level. This devalues the quality of the street for the wider public. They are
confronted by blank walls which reduce the character of the street and can make a
street unsafe. In contrast some developments have responded very well to the
street.

•

Privacy / outlook between units – again experience varies, but there is a tendency,
in the higher density areas around Mt Maunganui towards blocks of units, turned
side on to the street, with little sense of privacy or separation between similarly
orientated blocks of units on adjacent sites. This largely reflects the underlying lot
size and configuration. To overcome this problem, it would be necessary to
amalgamate sites.

•

Landscaping / ‘greenness ‘ – a desire to maximise development, and no controls
on building coverage or minimum areas of landscaping sees most higher density
development sacrifice landscaping for development. Some developments do
feature strong landscaping.

Figure 11. These pictures show how small changes to the design of a development and
attention to landscaping can make all the difference

What is also relevant to the consideration of recent experience with intensification is that
in most areas subject to higher density development, there is still potential to
significantly enhance the street environment. Through traffic calming, street trees and
arrangement of on-street parking areas, there is considerable potential to strengthen the
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visual amenity of a neighbourhood. In other words, Tauranga is seeing only half of the
future picture of what the City could look like when intensification becomes a stronger
trend. The closer built form is evident, but the other side of the coin of improved street
amenity, strengthened neighbourhood shops, more mixed uses and better used reserves
and open spaces has yet to come through. There is therefore a danger in basing
judgements about the future look and feel of areas subject to intensification, on the
current situation.
12.2 Developing a Policy on Urban Design Control
In developing a policy on urban design control, a number of issues need to be addressed.
These include:
•

Should design control be statutory or non- statutory?

•

What types of development should be subject to design control?

•

What level of control is required?

•

What design elements should be managed – off and on-site?

These issues are discussed in turn.
12.2.1 Statutory / Non-Statutory.
Some urban design codes are not statutory – Councils produce information and ideas on
good design outcomes for developers and the community. It is up to the individual
developer as to whether they wish to follow these suggestions. Other Councils include
urban design codes within their District Plans. The codes may be the only criteria against
which intensive developments are assessed, or the code may sit alongside other District
Plan assessment criteria.
A statutory route provides much more certainty to the community and the market place
about urban design outcomes, than a non-statutory route. For Tauranga, the mixed
standard of design apparent in the City suggests the need for statutory control to ensure
that there is a regulatory bottom-line.
12.2.2 What types of intensive development should be subject to design
control?
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The current District Plan provides a number of opportunities for intensive residential
development. Should design control apply to all forms of intensive housing, or only
some? The current range of intensive housing opportunities is:
•

Apartment, terrace and town house development in the Residential H zone

•

Visitor accommodation in the Residential A and H zone

•

Residential development at a density of less than 1 unit per 325m2 in the
Residential A Zone

•

Residential development in the Commercial Zones.

Applying design controls to only one or two forms of intensive development raises issues
of inconsistency. It is possible that the good intentions of design control could be
undermined by bad examples of intensification occurring in areas without design control.
It is also possible that developers will favour building in areas that are not subject to
design control due to lower compliance costs, further undermining the intention of the
intensification strategy. It would therefore be appropriate to apply design criteria to all
forms of intensive development.
12.2.3 What level of control is required?
Here the issue is whether, to achieve acceptable design outcomes, a high level of control
is required over intensive housing developments. That is, should intensive housing
developments fall into a discretionary category in the Council’s District Plan, and should
there be provision for third party involvement? This is an important point, as the Council
needs to have the tools to negotiate acceptable design outcomes, but at the same time not
to discourage intensification due to a heavy-handed regulatory environment.
The Tauranga District Plan adopts a philosophy of the minimum level of control needed
to achieve the specified regulatory outcomes. This suggests a controlled or limited
(restricted) discretionary category for intensive development. For development in the
Residential A Zone this could mean that the current situation largely remains as is.
Development to a density of 1 unit per 325m2 could remain as a permitted activity, with
more intensive development requiring a resource consent, but with appropriate location
and design control criteria added. For the Residential H Zone, introduction of design
criteria would involve the need to change the activity class from permitted to controlled
or limited discretionary.
An important issue will be the District Plan’s rules on notification of applications for
intensive housing developments. It would be appropriate for the Plan to allow for
intensive housing developments in the Residential H zone to be considered without
notification. This will help to retain the current District Plan framework – intensive
development can occur in the Residential H zone without lengthy resource consent
procedures. For intensive residential development in the standard residential areas, this
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issue will need to be addressed when specific District Plan provisions are developed for
the new ‘nodes’ that will be identified.
12.2.4 What design elements should be managed – off and on-site?
The range of design elements commonly covered by urban design codes are:
•
•
•
•
•
•
•

Neighbourhood character
Site layout / building envelope
Visual and acoustic privacy
Landscaping
Car parking and vehicle access
Private and communal open space
Site facilities.

Some codes also include criteria relating to elements such as energy efficiency.
The range of design criteria commonly covered within each of these elements is set out in
the following table.
Design Element
Neighbourhood
Character

Design Criteria
• Site context plan and a design response to this
• Appearance from the street – building articulation, colour,
massing, roofline
• Avoiding domination of garages at street level
• Active frontages – e.g. doors, windows, balconies rather than
blank walls
• Retention of existing features, e.g. trees
• New street and walkway connections
• Lot sizes and shape – minimum frontage, minimum size
Site layout /
• Building height
building envelope
• Set back from boundaries with adjacent sites, set back from
existing development, existing windows
• Orientation of units to avoid overlooking of adjacent
development
Visual and
• Separation between units and/or design responses to ensure
acoustic privacy
privacy (off-setting windows, privacy fins etc).
• Location of busy and quiet rooms
• Location of outdoor space
Landscaping
• Amount of landscaping
• Treatment of large areas of hard surfaces
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Design Element
Car parking and
vehicle access

Private and
communal open
space
Site facilities

Design Criteria
• Number of car parking spaces
• Number and location of visitor spaces
• On-site manoeuvring space
• Vehicle crossings
• Amount of space per unit
• Ground floor versus balconies and decks
• Outlook space
• Amount and design of communal space
• Space and access to rubbish storage
• Letter boxes

The design elements involve a mix of private, on-site issues (e.g. acoustic privacy and
private and communal open space) with public, off-site issues such as neighbourhood
character. This mix is necessary as higher density development can often sacrifice on-site
qualities, and result in people calling into question the long-term implications of
intensive development. Left to the market place, development inevitably gets ‘squeezed’.
Even if people willingly live in such developments, there is still a community issue
associated with their look and feel.
In Tauranga, local conditions suggest some interpretation of these design elements so that
they reflect local conditions.
12.2.5 Neighbourhood Character
Often this element is directed towards controlling the appearance of development so that
it fits in with existing character, such as development in areas of historic housing. For
Tauranga, which is a youthful city, neighbourhood character is diverse, and is mostly
based on suburban development. Neighbourhood character has more to do with future
character than retaining one existing style or housing form. Consequently, integration
with a neighbourhood is likely to involve design issues associated with echoing a
‘domestic’ quality in the new development, such as front doors visible from the street,
frontages not dominated by garages, and some space for landscaping between the street
and buildings. It would also relate to avoiding long blank facades, seeking instead a
degree of modulation and separation – that is development which is broken into a number
of identifiable ‘units’.
A key method of ensuring that neighbourhood character is taken into account is by
requiring the preparation of a site context plan, such as the one shown below. This plan
needs to show the buildings and activities that surround the subject site. This forms the
basis of a design which responds to these elements.
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Figure 12: An example of a site context plan
12.2.6 Site development / building envelope
In Tauranga, the predominant suburban pattern means that most development will
involve sites of between 700 to 1000 m2. There are very few large sites where
comprehensive development is possible. Small lot sizes increase design problems – it is
often very difficult to ‘shoe horn’ intensive developments into small sites in a way that
ensures good site layout. It therefore may be appropriate to encourage amalgamation of
development sites to provide a site large enough to ensure comprehensive development,
for example a requirement for a minimum area of 2000 m2. Such encouragement could
occur by there being no density requirements on development sites of greater than
2000m2 in area. A resource consent would still be required, and be subject to assessment
against design criteria, but there would be no predetermined limit to the number of units
that could be constructed on the site.
Developing an appropriate set of design criteria is a large area of work, outside the scope
of this report. The following diagrams show some common design controls found in
urban design codes.
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Figure 13. This diagram shows how garages should not dominate street frontages.
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Figure 14. This diagram demonstrates the benefits to privacy of a backyard- tobackyard relationship between units.

Figure 15. This picture shows a development that breaks the back to back rule, meaning
that the sets of units overlook other units on the adjoining and adjacent sites.

Tauranga Intensification Options

58

13. Implementation Decisions
Having set a general direction which involves a centres-based approach to intensification,
backed up by individual neighbourhood plans for centres and design control of
developments, the next question is how to take forward this direction? There are a
number of key decisions. These are:
•
•
•
•

The extent to which the Council wishes to take a proactive or reactive
approach to intensification?
The extent to which intensification policy needs to reflect wider growth
management goals, or if planning, in the short to medium term at least, should
just reflect market demand and local environmental issues?
If a policy shift is supported - how to shift from the status quo - in one step, or
a series of steps?
If a series of steps, how should the first round of nodes be selected?

13.1.1 Proactive or Reactive?
Tauranga is in a much more fortunate position than other cities, in that it has a range of
growth management options open to it. This may suggest that the City could take a
reactive approach to intensification, in the knowledge that it could change direction at
some later date. However rather than waiting until intensification becomes a critical issue
in Tauranga, it would be appropriate to consider a strategy where the current market
demand for intensification can be channelled into locations that can accommodate more
substantial intensification in the future, in a way that will benefit the community. Put
another way, taking a proactive approach now will considerably ease later adjustments.
13.1.2 Local or City-Wide Perspective?
A city-wide approach to intensification will mean that the Council focuses on
accentuating the positive effects of intensification, while taking steps to mitigate adverse
effects at the local level. The emphasis would be on acknowledging that some areas of
the City would see considerable change to their character, and that actions will be taken
to maximise the quality of these new environments by urban design plans, physical works
such as amenity improvements and traffic calming.
That is, the strategy would be to use intensification as a tool to support goals such as:
•
•

supporting town centres
developing an urban structure that can better support passenger transport corridors in
the long term
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•

developing a handful of lively attractive nodes to a level where they can be used as
examples for a more sustained policy of intensification in the long term.

13.1.3 One Giant Leap or Lots of Small Steps?
The next question is what the best way forward, and in particular, should this involve a
single step or a number of actions?
•

Under a ‘single step’ approach to the overall strategy, the appropriate District Plan
and Asset Management structure are put in place in one go. That is the Strategy
includes a significant change to the District Plan allowing for nodal-based
intensification across the City.

•

In contrast under the ‘small steps’ approach, the Strategy would signal that the
District Plan changes would be spread out over a period of time, starting with the
development of concept plans for a selected node, undertaking District Plan changes
for this node, and then moving onto the next node.

The argument for a ‘giant leap’ is that the overall strategy and structure can be put in
place in one go, emphasising the city-wide issues and benefits associated with such an
approach. The downside is that it opens up the potential for intensification to occur on a
number of fronts, outstripping the ability of the Council to keep up with changes in local
areas.
Alternatively, a ‘small steps’ approach means that Council resources can be co-ordinated
and integrated within an overall programme, but comes at the risk that debates about
intensification get re-litigated at each step.
In reality, it is likely that a combination of both approaches should be adopted. That is,
the overall Smart Growth Strategy needs to signal the steps that will be taken to
implement the intensification strategy over a long period of time, say 20 to 30 years.
Within this time frame, it would then be appropriate to look at a District Plan change that
sets up a structure that could accommodate the next ten years of intensification, that is,
provide for intensification in a number of nodes selected from those identified in the
overall Strategy.
This might involve, for example, undertaking District Plan changes for three or four
nodes, with associated infrastructure planning and programming. The initial desk-top
analysis of the market demand for intensification suggests that the demand for medium to
high density units will be modest over the next ten years - in the range of 1,200 to 2,100
additional units. Spread over four nodes, this is 300 to 500 units per node, or about 30 to
50 units per node, per year, which is a reasonable rate of change.

Tauranga Intensification Options

60

The purpose of introducing District Plan changes in one go for a number of centres would
be to give emphasis to the city-wide perspective on intensification, and to lessen concern
that one node was being ‘picked on’ to take all growth.
The actual encouragement of the development of these nodes could then occur through a
staged programme of developing detailed Neighbourhood Plans for each node. For each
node, specific concepts could be developed to upgrade infrastructure and open spaces to
help facilitate intensification. Specific District Plan changes may be identified through
these processes, but in most cases it is likely that if the District Plan framework is robust,
then the detailed issues identified can be taken on board within the development control
system.
13.1.4 Selection of Centres
If a decision is made to undertake simultaneous District Plan changes for up to four nodes
as a first step, then how should these nodes be selected? There are 10 possible main
nodes, and many other possible smaller nodes.
Selection criteria need to be established to help identify the best opportunities. In the
initial phase of the strategy, it will be important to pick some winners – that is nodes
where development is likely to happen any way, and there is the ability to shape growth
towards community goals. This will help to demonstrate the overall benefits of the
strategy.
Selection criteria should include the following:
•
•
•
•
•

market demand – the centre should be growing, with market pressure for
intensification, or at least be likely to grow in the near future
development opportunities – there should be the potential for additional
development
infrastructure – infrastructure should be able to cope with greater levels of
development, or at least be able to be easily expanded
support for the development of a neighbourhood plan – local support from
businesses and/or the community for the development of a plan for the centre is
important
geographic and socio-economic spread – the discussion of the benefits of a
centres-based strategy has highlighted the need to ensure growth pressures are
managed to reduce pressure on coastal areas and to provide a range of housing
choices for people.

13.2 Possible Way Forward
Clearly a more proactive approach to intensification, based on a city-wide perspective of
the issues and options, holds out longer term benefits to the City, than a reactive
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approach. However a ‘sudden’ shift towards intensification threatens to strain community
acceptance and exceed the ability of the Council to invest in the necessary
complementary infrastructure and to complete the necessary design-based planning.
Strong promotion is also unnecessary in the short term, given the range of growth
management options open to the sub-region.
In simple terms, a possible implementation strategy could be seen as follows:
Smart Growth strategy in place setting out role for intensification
Ð

Overall 30 to 50 year intensification strategy – where and how much
Ð

District Plan provisions for next 10 years of growth – ability to undertake intensification
around a selected number of centres (nodes)
Ð

Concepts for selected nodes and integrated infrastructure development
Ð

Encouragement of intensification at selected nodes.
There are effectively three inter-linked actions:
•
•
•

getting the overall strategy in place - Smart Growth policy and Council
implementation methods
setting up the right structure in the District Plan - zoning development controls,
design criteria
developing Neighbourhood Plans – consultation, concept plans, actions, resources.

13.2.1 Intensification Strategy
This action would involve developing and agreeing the overall intensification strategy. It
would need to form part of the Smart Growth project, and be debated and agreed within
this overall framework. As discussed in section 4.0, this stage would need to involve
considerable public debate about the future direction of growth in Tauranga, the values
that should shape decisions, the options and their advantages and disadvantages.
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A key part of the Smart Growth Strategy would be setting a framework to select areas for
intensification. Consultation with market operators and the issues discussed above about
introducing District Plan changes suggest that 3 or 4 centres should be considered in the
first round of District Plan changes. These changes to the District Plan should only be
undertaken once the Smart Growth strategy is largely agreed.
In the short term, the centres with the most positive characteristics are seen to be Bayfair
and Tauranga CBD. This is because of their market potential and proximity to
commercial and employment activities. The infrastructure issues for these centres are
currently being investigated. Also possible candidates would be Greerton and a
greenfields node.
While the Smart Growth Strategy is being developed, the Council needs to consider its
own planning instruments to ensure that there is alignment between its approach to
intensification and its policies relating to funding and infrastructure development.

Intensification Policy

Smart Growth

Tauranga District –
Strategic Direction

Regional
Growth
Strategy

Alignment of
Strategic
Plan, LTFS,

District Plan
Framework

Nodal
Development –
Concept Plans
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Consultation and communication with the community must be linked to the main steps of
the strategy and must be on-going. A separate communications strategy is to be
developed to support the proposed intensification strategy.
13.2.2 District Plan Structure
This would involve setting up a District Plan management regime for intensification,
consistent with the overall Strategy. The aim would be to develop a framework which can
“keep a lid” on intensification pressures where they are not preferred, and signalling
where intensification should occur over the life of the District Plan. In addition, design
controls would need to be brought in for intensive forms of housing.
The specific actions might be:
¾ Making intensive development in the current Residential H zone subject to design
controls
¾ Continue to make provision for medium density development (development at greater
than 1 unit per 325m2) in the Res A Zone, but adding assessment criteria relating to
development should be on larger residential sites, close to selected town centres and
other locations, and subject to design and layout controls. This might involve, for
example making intensive development a non-notified, Limited Discretionary
Activity, with discretion limited to design and layout of development.
¾ Making medium density development (including Visitor Accommodation) a
Discretionary activity in locations that are not in the nodal areas, in the Residential A
zone.
¾ Incorporating new site coverage controls / permeable area controls (as per Amenity
Report) into the Res A zone
¾ Incorporating new building on boundary controls (as per Amenity Report) in the
Residential A zone.
¾ Consideration should be give to increasing height limits from 8m to 11 or 12m in
selected areas to allow for three story development.
These changes would effectively strengthen the District Plan controls as they relate to
intensification. The District Plan would contain stronger signals as to where
intensification should occur and what aspects should be managed. They will take some
time to put in place. Specific urban design codes will need to be developed for Tauranga,
and Council staff will need to become skilled in their operation.
The specific provisions that would need to be introduced for intensive development
around selected nodes would need to be considered in detail. It may involve a new zone,
or a type of overlay over the existing Residential A zone. For example, currently the
District Plan allows for a greater height in the residential areas around the Tauranga CBD
as a special policy area. This type of approach could be extended to other areas.
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Aspects that need to be considered in the development of specific District Plan provisions
for intensive development include:
¾ comprehensive development - provisions should encourage amalgamation of
sites
¾ site and building design criteria, with limited use of standards, including no
density standards to increase flexibility and investment attractiveness
¾ parking requirements - which can strongly influence on-site development
feasibility but assist in reducing off-site pressures on local roads.
¾ on-site amenity – to ensure privacy between units, private outdoor space,
communal space and parking and manoeuvring areas
¾ off-site amenity - to protect the amenity of adjacent residents.
13.2.3 Neighbourhood Concepts for Selected Nodes
This would involve progressively developing concept plans for the nodes selected, on a
‘neighbourhood plan’ basis. Based on these concepts further fine grained District Plan
zone changes may be necessary, although if the District Plan framework is sufficiently
robust, then this may not be necessary. The concept plans would signal what investment
in amenity and open space would be needed to sustain the likely level of intensification.
The recent Mount Maunganui North Planning Study is the beginning of such exercises.
In conceptual terms, the following table shows the possible Intensification Strategy. The
aim would be to steadily accommodate an increasing demand for intensification, from the
current 7.5% of household growth, perhaps up to 25 to 30% in 20 years time.
The initial focus on the Strategy and the District Plan Structure and infrastructure
planning would lead to encouragement of development in selected nodes. A further round
of District Plan changes might be needed in the longer term in other locations, and follow
the same process through the neighbourhood plan approach.
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Possible Intensification Strategy
Stage /
Timeframe

Short Term
0-5 years

Medium Term
5 to 15 years

Long Term
15 years +

Target share of citywide growth

7.5% - 10%

15-20%

25-30%

Strategy Development

Smart Growth
and Council
strategy
alignment

Co-ordinated
infrastructure and
land use planning

Review and updating
Strategy

District Plan
Changes
Implementation

Neighbourhood
Plans

Amenity and Street
improvements in nodes
Further District Plan
changes and
neighbourhood plans
Infill

+++++++++++

---------------------

Urban expansion

+++++++++++

++++++++++++

------------------

Intensification –
existing urban area
and greenfields areas

------------------

++++++++++++

+++++++++++

+++++++++++++ Significant form of growth
--------------------- Less significant form of growth
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14. Conclusions
•

Tauranga District Council needs to form a view on intensification - that is: what role
should terrace housing and apartments play in the development of the City?

•

Intensification is currently happening through the form of infill development across
the City and terrace and apartment developments around Mount Maunganui. This
reflects the current District Plan, which already allows for considerable infill
development, and the high density Residential H zone at Mount Maunganui, which
has been in place since the 1970s.

•

This report concentrates on developing a policy position on medium to high density
forms of intensification.

•

Medium to high density forms of intensification will, for the foreseeable future, be
one form of growth amongst a range of growth options. There will also be demand for
further infill, urban expansion, rural-residential development and possibly for satellite
type development.

•

Demand for intensification is likely to grow. Market research suggests that the
current market share for medium to higher density formats is around 7.5 to 10% of
the total market. Market share could grow to 20 to 30% in 20 years time.

•

There are a number of intensification sub-markets which any policy will need to
respond to, including the holiday and retirement market as well as the lifestyle and
affordability market. This indicates the need for a range of opportunities for
intensification.

•

Successful intensification strategies are built around:
 good location in terms of accommodating and responding to demand
 design control at the neighbourhood and site level
 integrating Council planning and investment in infrastructure and amenity.

•

The existing community are only likely to respond positively to intensification if it
can be shown that intensification is an important tool in making the city more liveable
and prosperous. It is therefore very important that intensification is seen to be part of
the wider regional Smart Growth Strategy.

•

To achieve a robust framework for intensification it is important that intensification is
built around a growth management strategy which involves:
 consensus for the need for a strategy
 leadership
 goal setting and visioning
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agreement on future urban form
co-ordination of actions.

•

Community values indicate that intensification needs to be managed to reinforce:
 natural environment
 liveability of local areas
 town centres
 different character areas.

•

Also important are market conditions, infrastructure and implementation issues.

•

These different values and issues can be expressed in the following policies:


Intensification should be managed to help protect the water quality of the
Harbour and coastal waters, and help to develop the recreational and ecological
values of the District.



Intensification should be managed to improve the overall liveability of the
District by improving the vitality of the City’s town centres, and helping to
reinforce the distinctive communities that have built-up around the four
peninsulas.



Intensification should be managed to help retain the qualities of valued
neighbourhood areas, while ensuring areas subject to intensification develop high
quality environments, including good design and appearance, public spaces,
improved street appearance, and calmed traffic.



Intensification strategies should work with market forces, reflecting people’s
choices and aspirations, but within a framework to create desirable urban growth
patterns.



Intensification strategies should integrate asset management with neighbourhood
planning to ensure that the investment in infrastructure needed to support
intensification, is provided.

•

Any management strategy for intensification, apart from the status quo, will require
more sophisticated management tools than are currently in place. The Council will
need to undertake:
 vision setting programmes, structure plans / concept plans for individual
neighbourhood areas
 more detailed and refined zoning controls
 on-site design controls
 integrated implementation planning, covering statutory and non-statutory
tools.

•

The main options open to the Council with regard to intensification are to either:
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retain the status quo
largely work with market forces
adopt a selective approach, emphasising intensification around centres.

•

Retention of the status quo has risks associated with it, including substantial infill
development not developing a sustainable city structure, being instead spread across
the city, and demand for more intensive forms of housing through one-off
applications.

•

A market-led approach is likely to see substantial development of coastal and harbour
edges. This is likely to put pressure on coastal resources and create an unbalanced
form of development. Links to town centres and employment areas is likely to
become a growing issue, and the Council is likely to struggle to programme in
infrastructure works to keep up with growth

•

A centres-based approach has the benefit of intensification supporting city-wide goals
relating to vitality of centres, retaining valued landscapes and managing infrastructure
pressures.

•

In developing the preferred centres-based strategy, a proactive approach that
emphasises a city-wide perspective is likely to be more successful than a reactive
approach which just considers local amenity issues.

14.1 Strategy Components
A centres-based strategy must have the following elements:
1. Development of the overall intensification policy as part of the Smart Growth
project – it will be important that intensification is widely debated during the
preparation of the strategy so that the community are aware of the wider
growth management issues at stake.
2. The Smart Growth project should set out a 30 -50 year vision and
implementation programme which:
 Identifies all of the centres suitable for intensification
 Provides guidance on the urban design qualities expected within these
nodes, and the amount of development that may be able to accommodated
in them. For example, there may be two or three different sizes of nodes
 Presents a staging ‘plan’ that states when it will be necessary to bring
these centres on stream. This will relate to issues such as market demand,
infrastructure availability, development opportunities and spread of
development. This staging plan will span the time horizon of the Smart
Growth strategy.
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3. Develop the integrated planning and asset management processes needed to
deliver the improved urban design, amenity and infrastructure needed in the areas
identified for intensification. This will involve:
 Incorporation of the overall strategy into the Councils Strategic Plan (and
future Long Term Council Community Plan)
 Reviewing and updating Asset Management Plans to ensure that levels of
service reflect higher amenity / urban design standards, as well as greater
service loads
 Ensuring that the LTFS reflects the funding required to meet infrastructure
demands, and the timing of the investment.
4. In line with the overall Smart Growth programme, undertaking a staged process
of changes to the District Plan to allow for intensification around a selected
number of centres (say 4) to meet intensification demands over the first, 10 year
stage of the implementation plan. These District Plan changes may involve a new
zone, or amendments to current policies and rules to encourage intensification in
the vicinity of the selected centres. At the same time as zoning changes, it would
also be necessary to introduce design controls on higher density housing formats.
5. Develop individual Neighbourhood Plans for each of the centres selected for
additional growth. These plans would be non-statutory guides as to how
development should fit into a neighbourhood, and the actions the Council will
need to take to upgrade the street environment, the town centre, public reserves
and infrastructure.
6. Ensuring that the resources are made available to undertake development of the
Neighbourhood Plans and the design control of specific developments (for
example council staff trained in urban design and/or consultant assistance with
preparation of the Neighbourhood Plans and development control) and to
implement the programmes of works identified in the Neighbourhood Plans.
7. District Plan changes will need to involve providing for medium density
development (development at less than 1/325m2) in the Res A Zone where the
development occurs on larger residential sites, close to selected town centres, and
subject to design and layout controls. This might involve, for example making
intensive development a non-notified, Limited Discretionary Activity in
proximity to listed centres. Consideration should be give to increasing height
limits from 8m to 11 or 12m in selected areas to allow for three story
development.
8. Making medium density development (including Visitor Accommodation) a
Discretionary activity in other locations in the Res A zone, ie outside of the
nodes.
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Encourage comprehensive medium density development by setting aside
density controls (but not height limits or design controls) where a minimum
sizes site area is available, such as 2000sqm.


Specific design control provisions need to be developed for the areas
around centres that will be subject to intensification, with these design
provisions covering the following elements:
i. requirement for a site context analysis and a design response –
location of adjacent development, site features, and how
development will respond to these issues
ii. off-site amenity - protection of amenity of adjacent residents and
the streetscape.
iii. on-site amenity – privacy of units, outdoor space, landscaping,
overall site layout
iv. adequate parking and manoeuvring arrangements (which strongly
influence site development potential).
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Appendix One
Description of Intensification
Intensification can take many forms. It involves a range of housing styles and can occur
in existing residential areas and in greenfields areas.
In general, the term ‘intensification’ refers to an increase in the density of development,
to level that is denser than that commonly accepted.
Over the long run, there has been a growing acceptance of smaller section sizes by the
community. From the 1950s to present day, standard residential lot sizes have fallen from
the quarter acre to the fifth of an acre, while 600 and 700m2 lots are now common.
In today’s terms, lot sizes of less than 450m2 are generally taken to mean intensive
development.
However there is much confusion over the terms low, medium and high density
development. In the context of Tauranga, the following categories are useful
o low density residential - this refers to development of at least 450 sqm or
more per unit. Homes are on separate lots - the typical suburban pattern.
o medium density residential - this refers to development between about 150
sqm and 450 sqm per unit

o high density residential development - this refers to development at

densities of greater than 150 sqm per lot. In general this involves low to
high rise apartments.
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