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Tauranga Residential Intensification Study : Amenity Values
EXECUTIVE SUMMARY
This study, which addresses the effects of urban intensification on amenity values, is
one of the first and certainly the most systematic investigations of this issue in New
Zealand. A wide range of techniques were used during the course of this study to
explore the potential future direction for and community acceptance of residential
intensification as one means of accommodating a proportion of Tauranga’s future
growth. Approaches to this same challenge both overseas and within New Zealand
have been examined with reference to their relevance and applicability to Tauranga.
In addition, a sample of Tauranga’s resident community participated in determining
the key amenity values of concern to the community and exploring preferred
directions and styles of growth within established residential areas.
These methods have lead the project team to the conclusion that this is an
appropriate time for Tauranga to develop a vision for the desired form of
intensification and maintenance of suburban residential amenity within the City’s
established areas, and to support this vision through the District Plan objectives,
policies and methods.
The study recommends directions in relation to:
increased opportunities for comprehensive intensification in certain geographical
areas of the city;
reduced opportunity for residential intensification in some established residential
areas of the city;
some additional amenity-based controls in existing established residential areas;
The report findings are supported by the outcomes of the community research
undertaken.
The apparent opportunity for incremental intensification through re-subdivision of
existing residential sites is at present considerable throughout the Residential A Zone
which applies over almost all of the established residential areas of the District. The
325 m2 minimum lot size for re-subdivision within the Residential A Zone is relatively
small, compared to many other Districts throughout New Zealand.
When coupled with the fact that lots smaller than 325 m2 can also be created as a
limited discretionary activity, the Proposed Tauranga District Plan already provides
considerable opportunity for residential intensification. Many District Plans, whilst
containing residential zones with minimum lot sizes of 325, 350 or 400 m2, contain
further residential zones where lot sizes are set at a larger size. These zones are
frequently delineated based on amenity and / or natural heritage values.
In short, the 1:325 m2 density measure as it applies is indiscriminate and may not be
adequate in itself to protect amenity values.
Consistent with contemporary models for urban intensification which look to create
cities which have a good legible form, are pedestrian and transit supportive, and
have high public and private amenity, the report recommends that the management
of Tauranga’s urban growth in established areas (ie; site redevelopment
opportunities) should focus intensification in some sectors of the city and reduce the
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blanket opportunity for intensification in other areas. In line with TDC’s own strategic
planning documents this study recommends a geographically based model for
directing and managing urban intensification within the city. The focus of this
approach is to achieve a range of living environments across the urban fabric of the
community providing choice to existing and future generations of residents,
protecting some areas of more spacious character and suburban residential amenity,
and directing intensification to areas which will, in the medium to long term, assist in
the development of a sustainable urban form, promoting efficient transport options,
improving legibility and creating quality living environments which are flexible to the
changing nature of society.
This suggested model is supported by the community’s clear desire for choice in
housing availability / lifestyle and their desire for certainty in terms of the longer term
character of their neighbourhood.
The study makes four key recommendations. These are as follows:
R E C O M M E N D A T I O N S
Recommendation One:
That TDC focus opportunities for increased residential intensification at defined geographical
nodes and along their associated corridors throughout the established area of the City.
Recommendation Two:
That TDC include limited additional controls on development within the existing Residential A
Zone to better protect the established amenity of this main residential zone of the City.
Recommendation Three:
That TDC consider the creation of a new residential zone which provides for a larger minimum lot
size than the Residential A Zone in order to further protect the established residential amenity of
certain areas of the City.
Recommendation Four:
That TDC undertake to enhance the amenity of the public realm of the City through improved
provision and quality of public open space, parks, street tree planting and access to facilities.
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1.

INTRODUCTION
In order to adopt a responsible and pro-active position in relation to determining the outcomes
of population growth the Tauranga District Council (TDC) has initiated two projects. One is to
investigate the infrastructure constraints and capacity to accommodate urban intensification
and the other is to determine the amenity consequences of intensification based on the
community’s acceptance of different types of change.
This report documents this latter study, its methodology, analysis of options and approaches to
accommodating growth, (ie intensification) within the existing urban environment of Tauranga
City.
For the purposes of this study, the term ‘intensification’ means:
“development and subdivision undertaken within Tauranga’s existing residential area which will
increase the spatial intensity at which people and communities live.”
The project focuses on the established residential areas of Tauranga District and excludes both
new residential neighbourhoods such as those created at Bethlehem, and areas of future
residential development which, at present remain rural. Figure 1 shows the extent of the
project area. Notably, all of this land is zoned Residential A in the Proposed Tauranga District
Plan.
The Project Goals, Project Objectives, Project Scope and Project Deliverables identified within
the brief for this project are appended to this report (refer to Appendix 1). This report is
structured to address the general issue of intensification (as one means of accommodating
growth) as it relates to Tauranga, before investigating overseas studies and initiatives, detailing
the specific methodology developed to address the requirements of the brief and the outcomes
desired of the study. The research outcomes are then presented along with an analysis of
environmental capacity as expressed by the community’s concerns and attitudes toward
amenity and linked to a professional analysis of the issues by the project team.
The resource management basis of the issues for managing growth through intensification are
discussed before the recommendations of the project team regarding the future development of
Tauranga’s urban form through intensification and the planning means of achieving this are
presented.
Appendices provided review the existing planning context in Tauranga and alternative methods
adopted elsewhere in New Zealand both for their content and relevance or applicability to the
Tauranga situation. Definitions of key terms drawn from the Resource Management Act are
set down and an executive summary of the results of the community survey component of the
project, incorporating both telephone surveys and face to face workshops, are also appended.
In summary this study uses the current perceptions of Tauranga residents toward urban
amenity and ‘new’ styles of higher density residential environments as well as overseas and
New Zealand trends, research and models to recommend a future direction for urban
intensification in Tauranga linked to maintaining and enhancing the District’s amenity values.

__________________________________________________________________________________
BM A99052-058 rdl 27-04-00 pmf

Page 1

Figure 1
The Study Area

BACKGROUND

Tauranga Residential Intensification Study : Amenity Values
2.

BACKGROUND
Managing residential growth in Tauranga District is one of, if not the most, significant resource
management issue facing the District Council. The issue of how to provide for such growth
within established residential environments faces many planning authorities both in New
Zealand and overseas. Intensification is one of the ways in which increased urban populations
can be accommodated in the District. This issue was debated during the Proposed District
Plan submission process and it also arises in the implementation of the plan.
In essence, the concept of intensification is a simple one, the intention being to utilise the
district’s natural and physical resources more efficiently by allowing more people to reside
within residential areas that have already been developed / modified for this purpose. Such an
approach is accepted as being consistent with the philosophy of the Resource Management
Act 1991 (‘the Act’) and therefore is being advanced (in various manifestations) by most
territorial authorities who are experiencing rapid population growth within New Zealand.
Intensification, while attractive in theory, has the potential to induce adverse environmental
effects, such as detracting from an area’s existing amenity values and environmental
degradation as a result of overloading existing infrastructure networks (both physical and
‘social’). It is therefore essential that Tauranga’s potential to accommodate intensification be
established at an early stage.
Because amenity values are specific to the individual and thereby the community, it is
important to illicit what is important in terms of the amenity of the established residential areas
of Tauranga and then to test the community’s acceptance of and preference for change
through intensification. Defining an area’s level of ‘amenity’, and the values which contribute to
that amenity, is a matter requiring community input, insofar as the public need to identify the
qualities and characteristics which contribute to their appreciation of their environment.
The term ‘amenity’ and its use and definition within the context of the Resource Management
Act 1991 (the ‘Act’) is also subject to ongoing interpretation and debate. This aside, however,
under the Act, TDC has a number of ‘general’ and ‘specific’ duties which require the
consideration of ‘amenity values’ and how these values can be affected by development.
TDC’s ‘general duties’ are to:
(a)

maintain and enhance amenity values where this will enable people and communities
to provide for their social, economic and cultural wellbeing, health and safety; and

(b)

avoid, remedy or mitigate environmental effects which could adversely affect amenity
values.

TDC also has a ‘specific duty’ under the Act to control:
(a)

the potential ‘amenity (including noise) effects’ associated with intensification; and

(b)

the subdivision of land associated with intensification.

Where potential ‘amenity effects’ are identified, TDC is also required to establish, implement
and review objectives, policies and methods to achieve the integrated management of those
effects.
Resistance to change in our environment is a recognised human attribute. People are
generally comfortable with what they know and have experienced and are sceptical about and
uncomfortable with things which are less familiar or do not form part of their own experience.
The rapidly changing demographic nature of New Zealand cities - sharply increased urban
residential populations and restricted potential for continuing urban sprawl to accommodate
population growth - means that higher density urban environments are for the first time
becoming an urban reality for many city dwellers throughout New Zealand. The market’s
acceptance of this urban intensification - the antithesis of the traditional New Zealand urban
paradise, ‘the quarter acre section’ - is assisted by a number of factors. This includes changes
in lifestyle and people’s concept of leisure, greater numbers of New Zealanders having
travelled and lived overseas where medium and high density residential environments
comprise a substantial portion of the residential market within cities, and by increasing
migration with many new migrants familiar with and interested in maintaining a more urban rather than suburban - lifestyle. These changes and trends place New Zealand cities at an
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interesting time in their development. The community will likely judge the desirability of more
intensive, even medium density, development on the results of early built examples.
If Tauranga follows the other major urban centres, the demand for lower maintenance, higher
density residential environments will increase over time. The ability to maintain the amenity of
the city’s traditional residential environments, whilst also providing high quality higher density
environments (with good access to facilities and open space) within the existing urban fabric of
the city, is a key challenge. The District Plan will play an important part in directing and
encouraging the nature of these new environments and their success in maintaining the
desirability of Tauranga as a quality urban environment. In addition to controls on lot size,
daylight indicators, yards etc the Proposed District Plan contains objectives and policies related
to the maintenance of amenity at the residential / commercial interface and of the street scene
with a focus on the transition between the public realm of the road and the private enclave of
the adjacent property. The statutory tool of the District Plan is also complemented by non
statutory methods and factors which affect amenity in residential areas. These include the
contribution made by private gardens and significant trees on private land as well as street tree
planting within the road berm, the presence of reserves and open space and the development
of these.
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3.

OVERSEAS RESEARCH AND EXAMPLES

3.1

Urban Growth
Urban growth has been the focus of considerable international research in recent years. An
increasing awareness of the environmental effects of urban growth and form have led to a
number of international agreements, including ‘Agenda 21’. The closely related concept of
‘sustainable development’ has also resulted in extensive debate and research as how cities
should grow and develop.
This research can be classified into several categories:
•
•
•
•
•
•
•
•

alternative urban forms (‘alternatives to sprawl’);
integration of transportation and urban growth;
infrastructure planning, pricing and costing (the costs of growth);
urban employment and economic factors;
urban design (such as new urbanism, transport oriented development);
alternative development standards;
social infrastructure;
quality of life issues.

This last point includes what are termed ‘amenity values’ in New Zealand, and is the focus of
this study.
There is a developing consensus that a more compact urban form, intensified development,
and increased density are desirable in environmental and economic terms. Little research,
however, has been completed into the effects of such strategies on amenity values or quality of
life, and this remains a controversial subject.

3.2

Amenity Values and Quality of Life
The term ‘amenity values’ is used in New Zealand as a result of the Town and Country
Planning Act and Resource Management Act 1991.
Amenity values are defined in the Act as; “those natural or physical qualities and
characteristics of an area which contribute to people’s appreciation of its pleasantness,
aesthetic coherence, and cultural and recreational attributes.”
This definition suggests that amenity values are:
•

geographically based (that is; ‘of an area’);

•

qualitative (that is; ‘pleasantness, aesthetic coherence, and cultural and recreational
attributes’);

•

perceptual (that is; ‘contribute to people’s appreciation’);

•

dynamic (that is; ‘variable over time as people and people’s perceptions change’).

The Parliamentary Commissioner for the Environment (1997) notes that: “the term is a
subjective concept”… but that “A District Plan needs to describe what elements make up the
amenity values or character of certain areas and threats to those values from proposed
activities. A community defines, supports, and changes local community values.”
Examples of amenity values provided by the Ministry for the Environment and used by the
Auckland Regional Growth Forum, are:
•

building scale and dominance, (relationship between buildings, and between buildings and
the streetscape);

•

aesthetic coherence (visual relationship between built and natural elements);

•

noise levels, vibration, and odour;

__________________________________________________________________________________
BM A99052-058 rdl 27-04-00 pmf

Page 4

Tauranga Residential Intensification Study : Amenity Values
•

heritage features (built and natural);

•

safety and accessibility.

This same document notes that there are amenity values other than those mentioned in the Act
for example; “the status of living in a particular suburb or private views of natural features.”
(Parliamentary Commissioner for the Environment : 1997).
The broader term ‘quality of life’ is used internationally, and has become a major field of study
in its own right. Quality of life factors include subjective values (that is; the degree to which
people’s expectations or “happiness requirements” are met) and objective values such as
housing availability, affordability and employment (Grayson and Young : 1994).
It has become common to use quality of life indicators as a way of monitoring the social,
environmental, and economic health or ‘liveability’ of communities, and as the basis for ongoing
urban planning and decision-making.
Quality of life indicators used by the City of Vancouver, Canada include: community
affordability, quality of employment, quality of housing, public health, social infrastructure,
human capital, community stress, community safety, and community participation.
Some of these indicators are also measured by local authorities in New Zealand. Tauranga is
implementing State of the Environment (SOE) monitoring of the natural and human
environment. North Shore City’s annual monitoring programme is another notable example.

3.3

Amenity Values and the Urban Environment
The 1970’s saw renewed research interest in the relationship between the urban environment
and the quality of life and amenity values of residents. The 1970’s also saw a rejection of the
previous emphasis on expert scientific research in favour of more participatory models
involving user groups and the local community.
The 1971 article “Environmental Quality of City Streets : The Residents’ Viewpoint” (Appleyard
and Lintall : 1971) remains widely quoted. This study was one of the first to focus on residents’
perceptions of urban environmental quality as opposed to professional analysis and
observation. It compared two nearly identical streets in San Francisco, one of which carried
heavy traffic volumes. Although the housing type, design and density of both were virtually
identical, the residents on the heavy traffic street felt their quality of life was significantly
impaired by the associated traffic noise and other effects.
The link between the built environment and quality of life was explored in the 1970’s and 80’s
by authors such as Clare Cooper-Marcus and Chris Alexander. These studies were largely
rooted in behavioural science and suggested ways in which planners and architects could gear
the design of buildings, open spaces and urban areas to user needs. Their work suggests that
architecture and urban design was a key determinant of quality of life.
At the same time Oscar Newman explored the links between urban planning, urban design and
public safety in his books and articles on ‘Defensible Space’. This line of research has evolved
into the CPTED (Crime Prevention through Environmental Design) movement, which is now
beginning to be adopted in New Zealand. The CPTED approach relies heavily on community
involvement to identify actual or perceived public safety problems and solutions. Much of this
work suggests that density of development may often be a positive factor in terms of actual and
perceived public safety.
Another urban initiative dating to this period is the ‘Healthy Cities’ movement, which renewed
interest in the links between public health and the urban environment.
Since the mid 1980’s there has been an increasing focus on the issues of ‘quality’ of urban
environment, and quality of life; (Chapman and Larkham : 1999).
Parfect and Power (1997) suggest that: “the essential element of quality in urban environments
is not something that can be readily measured, or even identified fully, as it may well spring
from a combination of factors relating to ‘sense of place’, such as legibility, collective memory
and issues of historical continuum. To this we should nowadays include ‘inclusiveness’ and
‘diversity’ in a pluralistic society.”
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They argue that: “there is a strong emotional link between people and built environments,
which is mediated by our senses and perceptions, of course these differ for different individuals
and groups with different cultures, values and background”.
This is very similar to the New Zealand concept of amenity values and supports the notion that
these values are both perceptual and dynamic.

3.4

Relevant Research
There has been surprisingly little international research examining how urban intensification
affects quality of life or amenity values.
An article earlier this year (Chapman and Larkham : 1999) criticises the common assumption
that more compact, densely developed cities will also automatically increase amenity values
and emphasises the central role of urban design in creating quality environments: “the current
professional trend towards promoting certain types of places, eg; the ‘compact city’ appears to
disregard the growing critical literature, which, whilst accepting the sustainability agenda, has
identified the complexities and contradictions inherent in these crude design agendas.”
This goes to the core of this report; that is how much intensification can occur without
significantly compromising local amenity values?
The article also highlights the challenge raised by the Act, that is; how can the effects of
intensification on amenity values be measured? Chapman and Larkham state that quality of
life criteria have “rarely, if ever, been applied to the urban built environment” because of the
difficulty of measuring subjective values.
While this would appear to be an overstatement, it does underline the limitations of existing
research.
This issue, the challenge raised by the Act and the lack of existing research is also currently
confronting Auckland City Council (Liveable Communities 2050 Programme), Rodney District
Council (Orewa intensification research), Franklin District Council and Christchurch City
Council, among others.
It therefore seems that the Act’s definition of ‘amenity values’ and the legal requirements of the
Act are pushing New Zealand’s local authorities into new areas. The lack of an established
international ‘best practice’ can be seen as both a handicap and an opportunity to innovate.
The following sections outline the range of research methods and potential application to this
project.

3.5

Research Methods
The project team considered a number of alternate research methodologies. There are four
basic methodologies which have been used to investigate the relationship between quality of
life and the urban environment / urban form.
These are:
(a)
(b)
(c)
(d)

attitudinal and behavioural research
theoretical models
public participation
environmental models.
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3.5.1

Attitudinal and Behavioural Research
This approach utilises market research and social science survey techniques such as
consumer surveys, focus groups, interviews, and psychometric profiles to identify personal
preferences and perceptions. Since amenity values fall into this category, this type of research
has great relevance to this project.
In the United States, there have been a large number of surveys concerning attitudes towards
higher density or mixed used development (Ewing : 1996). These show, for example, that
while single family detached housing remains the preferred option, suburban settings rank well
below small town, village, and rural settings. Purchasers of single family dwellings are almost
evenly split between low density (under 10 units / net hectare) and medium density (over this
measure). Other surveys show that residents are as satisfied with housing at 15 to 17 units per
hectare as they are with housing at 7 or 10 units per hectare.
While US surveys indicate a relatively even preference between single use and mixed use
areas, there is a strong preference for compact centres versus commercial strips.
Other attitudinal research has explored human attitudes and symbolism of ‘home’ to different
cultures and demographic groups, (Nasar : 1990). The psychological dimension of housing
“includes choice as an important element”, (Grayson and Young 1994).
Both home ownership and the single family dwelling are often held to be the ultimate housing
choice, certainly in the US, Australia, and New Zealand. The most important, (although not the
only) influence on the type of housing people want (as opposed to what they choose), however,
is the nature of the family life cycle. (Grayson and Young : 1994).
In Australia, the ‘Australian Housing Monitor’ gauges attitudes towards medium density housing
at regular intervals. For example, between May 1995 and September 1996 the number of
Australian respondents who regarded medium density housing as “not very acceptable” fell to
28% from a previous 34%.
This quarterly report also tracks actual housing purchases in addition to stated preferences: for
example, flats increased from 11% to 24% of housing approvals from 1994 - 1996, while single
family dwellings dropped from 70% to 61% of new housing during the same period.
A number of frameworks combining attitudinal / subjective research, and quantitative / objective
research have been developed as a way of equating the viability, liveability, and sustainability
of cities.
One example is the ‘urban metabolism’ model used in a number of Australian cities to assess
quality of life based on economic, environmental, and social indices, (AHURI : 1998).
Other frameworks have combined attitudinal with behavioural research. This approach is
rooted in environmental psychology and involves technical observation of how spaces are
actually used. The background research for Australia’s AMCORD housing initiative refers to a
number of such studies in an attempt to gear design and planning recommendations to actual
observed behaviour and use patterns.
This research is useful in highlighting the wide variety of housing needs according to culture,
sex, age and household / family type. The connection between life cycle and both residential
preferences and actual behaviour is noted often in international research. For example, the
research indicates that as people age the home becomes more important as a refuge, a focus
for daily activities, and a place of emotional attachment. Key desires are proximity to services,
ease of dwelling maintenance, physical security, and dwelling quality allowing for housing
independence to be maintained.
“Quality of life (as opposed to purely economic) factors seem to play a particularly large role in
intra-urban housing migration.” (Grayson and Young : 1994, pp 72). Families with children
may move to be close to a particular school, or to have more space. Older people may tradedown within the local area to maintain family or social contacts; or may move closer to
amenities.
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3.5.2

Theoretical Models
There is a long history of attempts by planners and architects to develop ‘ideal’ models of urban
form and housing; (see Kostof : The City Assembled).
A current example is the recent attempt of Duany and Plater-Zyberk to codify housing
development and urban form into a computerised ‘operating language’. The numerous new
towns of Britain, France and Scandinavia provide a wealth of successful and unsuccessful built
examples of ‘ideal’ urban environments based on theoretical models.
The research on which these ideal towns have been based includes transportation models,
geometric models (see Batty : 1997), economic models (eg; Central Place theory), and
theories of public health or social equity.
The drawbacks of course, are that: (a) this is a ‘top-down’ or ‘command and control’ approach
which may be incompatible with New Zealand’s legislation and system of governance; (b)
there is a long history of intensive ‘ideal’ urban projects which addressed the theoretical model
but failed to consider residents’ quality of life; and (c) such models have the potential to stifle
individual initiative and innovation.
These models have also usually been large ‘greenfield’ and/or satellite developments and thus
are not particularly relevant to established residential areas.

3.5.3

Public Participation
Involving residents and users in determining the design and quality of urban environments has
found increasing favour since the 1970’s, and is recognised as key part of sustainable
development: “Public participation is itself a sustainable development strategy.” “Effective,
acceptable local solutions require local decisions, which in turn require the extensive
knowledge and participation of the people most affected by those decisions”. (Northwest
Report No.19 - January, 1996).
Arnstein (1969) identified degrees of public participation ranging from basic consultation to full
involvement and concluded that most authorities were failing to take full advantage of the latter
with respect to quality of life issues.
The Act only requires ‘consultation’, although many councils have been very proactive in
encouraging public participation in shaping the urban environment.
A wide variety of participatory techniques have been used to involve communities in planning
for urban growth and quality of life. These include:
•
•
•
•
•
•
•
•
•
•
•
•

public meetings and open days;
planning workshops and design ‘charrettes’;
focus group, or ‘kitchen table’ discussions;
surveys, interviews, and questionnaires;
cognitive mapping;
visioning (eg; ‘the Oregon Model’);
community image (or ‘visual performance’) surveys;
telephone hotlines and mail-in feedback programmes;
advisory committees;
‘values workshops’
visualisation and simulation;
demonstration or prototype projects.

Some of the most exhaustive examples include the Portland, Oregon ‘Liveable Cities 2040’
programme, the Seattle ‘Comprehensive Plan’ process of 1990 - 1994 (which resulted in the
well-regarded “urban villages” concept), and the 1992-1996 Vancouver ‘City Plan’ (produced at
a cost of Cdn$15 million). Tauranga’s Vision 20/20 process used many of these techniques
and provides a strong basis for the approach adopted in this study.
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3.5.4

Environmental Research
Planners have developed a number of research and management approaches with respect to
the quality of natural environments. Many of these are based on the notion of environmental
‘carrying capacity’ : the idea that natural environments are capable of ‘carrying’ a certain
amount of human use or change without significant effects.
One of the most common is the Limits of Acceptable Change (LAC) planning framework. This
was developed in the 1980’s specifically to deal with recreational carrying capacity in National
Park and wilderness areas. (Cole and McCool : 1998).
The LAC process seeks to specifically define a compromise, or balance, between resource and
visitor experience protection, and recreation use goals. The most critical and unique element
of the process is the specification of measurable and achievable LAC standards that define
minimally acceptable conditions.
In short, the methodology involves: (a) developing standards; (b) assessing current
conditions; (c) formulating management actions / strategies to bring conditions into compliance
with standards. The standards are generally based on the maximum acceptable deviation from
absolute protection of environmental conditions and visitor experiences. Provision is made for
stakeholder consultation in developing these standards, that is the extent of compromise
between environmental / experiential goals.
Some applications of this approach have also included: (a) use of zoning (‘opportunity
classic’); (b) the identification and selection of alternatives; and (c) attempts to apply
variations of other (non-recreational) forms of use in wilderness areas. All three of these
aspects remain quite controversial and inconclusive.
In theory, this process can be applied to non-wilderness or even urban environments. The
difficulties in reality are that: (a) the process was structured for ‘hard’, quantifiable data; (b)
LAC standards do not define desired conditions or objectives: they only measure minimally
acceptable conditions (or compromise between conflicting objectives); (c) they can only be
written for factors affecting quality of experience (or quality of life): “because experiences are
not subject to direct management control ‘and are determined’ more by personal
characteristics”; (d) the process “is of little value, however, if there is no conflict between goals.
If there is no conflict, one should strive for desired conditions rather than acceptable
conditions”; (e) finally, LAC will not work for issues where desirable or acceptable future
conditions are a chaotic, ‘moving target’. (Cole and McCool : 1998).
These characteristics therefore make the LAC approach difficult to apply to the issue of urban
intensification given the previously discussed nature of ‘amenity values’. It may also be that
there is not necessarily conflict between intensification and amenity values: there is
disagreement in the literature on this point.
Our research found only one similar application to an urban situation - a 1993 economic study
“Chester - The Future of an Historic City” cited in Parfect and Power : 1997). This identified:
(a) key growth and change issues; (b) the ‘environmental capital’ (or natural / man-made
assets of the city); (c) indications of ‘environmental capacity’; (d) the levels of activity or types
of change that could be acceptably accommodated (or alternatively, were detrimental to urban
quality). In this case a number of potential growth options were tested on a ‘capacity
framework’ consisting of a number of qualitative indicators of environmental change and urban
quality of life. While this example draws on some of the concepts (and terminology) of the LAC
approach, this appears to have been a highly qualitative exercise involving little public
participation or emphasis on perceived amenity values.
In conclusion, while the Limits of Acceptable Change approach would seem to have great
application to this study, it has a number of inherent limitations and remains untested.
Rigorous examples of the LAC process being applied to urban situations would seem to be
non-existent.
The methodology developed for this Tauranga intensification study, while drawing on LAC
principles and the Chester example, therefore also incorporated a number of other techniques.
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3.6

Summary
In conclusion, our review of the international literature suggests that:
•

only indirect research has been completed into the link between the urban environment,
intensification and quality of life / amenity values;

•

the definition of ‘amenity values’ contained in the Act is unique to New Zealand, and makes
it difficult to apply overseas research to the New Zealand situation;

•

because of the subjective and dynamic nature of quality of life and amenity values, most
jurisdictions simply monitor these effects in existing urban environments at periodic
intervals rather than try to quantify or model such effects in advance;

•

other urban centres in New Zealand are grappling with this same challenge and the
obligation created by the Act;

•

while there is a developing consensus that a compact urban form and intensification (as
opposed to urban sprawl) is the key to sustainable urban development, there remains
concern about the effects of intensification on quality of life and amenity values (or
’liveability’);

•

while largely untested, models of environmental change (such as the Limits of Acceptable
Change model) are another important technique with particular relevance to New Zealand;

•

there is no single “best practice” for measuring the relationship between urban
intensification and amenity values;

•

the nature of ‘amenity values’ as defined in the Act suggests that the research techniques
must respond to:
(a)

a geographic orientation, that is be able to measure effects within a defined
area;

(b)

the perceptual basis of amenity values, that is be able to measure
community values and expectations;

(c)

the qualitative nature of the values, that is be able to measure attitudes and
performances; and

(d)

the dynamic nature of these values, that is be able to respond and
incorporate differing responses from different groups over time.

There is, however, strong consensus that a combination of research methods involving
attitudinal and behavioural research and incorporating active public participation is essential
where quality of life and amenity issues are involved.
The research techniques and methodology described in the following section were selected
and developed in response to these factors.
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4.

METHODOLOGY
This intensification/amenity values study has been approached in two main stages as follows:
(i)

Amenity Values Assessment;

(ii)

Policy Evaluation.

Within each of these stages there have been three phases - Research, Analysis and
Evaluation - in order to fully investigate the issues related to residential intensification in
Tauranga and to put forward appropriate policy responses in relation to these issues.
Key outputs from the study are:

4.1

(a)

to provide information to enable TDC to respond to pressures to remove density
constraints in the Proposed District Plan;

(b)

to provide defendable data and analysis to evaluate opportunities for residential
intensification.

Research Method
The main focus of this stage of the project was to investigate the ‘qualities’ of existing
residential areas which people who live in Tauranga find important and their perception of the
potential for change in these areas. In other words, what level of residential intensification
does the local community see as acceptable or desirable and what are the most important
amenity issues that need to be addressed when residential intensification occurs. The
methodology used (which is summarised in Figure 2 attached) to elicit these responses
adopted four techniques ranging from a questionnaire to a series of workshops. The
questionnaire was conducted by experienced research personnel and the workshops were led
by facilitators. Both were managed by Key Research and Marketing Limited.
The four techniques adopted were:

4.1.1

(i)

A questionnaire completed through participation in a telephone survey which
obtained the views of 300 residents of the established residential areas of Tauranga
and Mount Maunganui.

(ii)

An image survey which provided individual preference responses from 75 workshop
participants to 54 photographic (slide) images depicting a range of options for
residential living.

(iii)

An informal discussion in small (8 to 10 participant) workshop sessions to enable
people to express their views on the images seen and how they felt about increased
residential density, the form which this might take and a range of amenity
characteristics.

(iv)

A gaming session in which the same small workshop groups were able to indicate
where in Tauranga they believed different types of residential intensification should
occur, given a range of housing types from high rise apartments, town houses,
duplexes, to single family dwellings.

Telephone Survey
The telephone survey sought responses to 25 specific questions. Three hundred (300)
responses were elicited from a geographically determined range of residents living in the
established residential areas of Tauranga and Mount Maunganui. The responses to the
questionnaire are summarised in Sections 6 and 7 and Appendix 4 of this report.
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4.1.2

Image Survey
The image survey was undertaken by 75 people at one of five workshop sessions. Four of the
workshop sessions were attended by local residents who had previously taken part in the
telephone survey. The participants at the fifth session were made up of Tauranga District
Councillors and staff.
The images and score card used in this survey are included in ‘Tauranga Amenity: Telephone
Survey and Workshop Results’ report and the results are evaluated in Sections 6 and 7.

4.1.3

Informal Discussions
Following the image survey, participants were divided into groups of 8 to 10 and opportunities
given for all to:
•

Expand on some of the key findings from the telephone survey;

•

Respond to the concept of ‘intensification’;

•

Expand on their responses to the image survey.

Participants were also given the opportunity to discuss and give their opinions on a number of
‘amenity issues’ and types of intensive residential living (e.g. town houses).
The comments and opinions expressed during these sessions were written in note form by a
scribe and recorded on tape recorder for further reference and analysis. The outcomes of
these discussions are discussed in Section 6 and fully described in ‘Tauranga Amenity :
Telephone Survey and Workshop Results’ report. A summary of this report is attached as
Appendix 4.
4.1.4

Gaming Session
The ‘game’ was played by all workshop participants whilst in their small groups. Based loosely
on the game of Monopoly participants threw dice to determine what style of housing they were
required to place on the ‘board’ of Tauranga. The range of housing types were:
•
•
•
•
•

Single family dwellings - detached infill houses.
Duplex or semi-detached houses.
Town houses (1 to 3 storeys).
Low Rise Apartments (2 to 4 storeys).
High Rise Apartments (above 4 storeys).

Participants were required to place the above housing types in the area of Tauranga which
they thought was most suitable for that type of residential development. In all, the game was
played ten times. The outcomes of the gaming session are detailed within Section 6 of this
report. A reduced version of the game board is included in Appendix 5.
4.1.5

Additional Workshop
Following analysis of the preliminary results from the telephone survey and workshop data, a
further workshop was held with invited professional consultants (architects, planners,
surveyors) and property developers who live and work in Tauranga. A small number could not
attend and were contacted by telephone to ensure they had the opportunity to be involved.
The preliminary results of the survey were discussed at this workshop, as were the practicality
of a range of methods to accommodate residential intensification as background to the next
stage of the study.
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4.2

Policy Evaluation
The focus of this stage of the study was to recommend appropriate policy responses to
managing the growth of Tauranga and Mount Maunganui, including techniques, or methods to
assist implementation. Issues of increased and reduced density as well as the effects of these
on amenity values were evaluated. This stage also required an assessment of alternatives and
justification for recommended approaches.
As background to this stage of the project research was undertaken into how other councils
and communities have provided for residential intensification and the protection of amenity
values within their respective existing urban environments.
In addition existing District Plans within New Zealand were analysed to determine the range of
policies and methods adopted in relation to providing for further residential development within
established residential areas (refer to Appendices 6 and 7 for a summary of this analysis).
This information has been compared with the current policies and methods adopted within
Tauranga District and a comparison made in relation to the methods of providing for residential
intensification.
Based on the research and analysis undertaken the report goes on to discuss the key amenity
issues for Tauranga related to intensification and investigates options and alternatives for
managing growth within Tauranga District focusing on the accommodation of growth in existing
residential areas.
Possible alternative options are reviewed and final recommendations made regarding the
approach which Tauranga District should take toward managing residential intensification,
whilst protecting and enhancing the amenity values of the city.
In terms of Council’s responsibilities for monitoring the state of the environment (under Section
35 of the Resource Management Act 1991) Tauranga District Council has initiated a
comprehensive programme of environmental monitoring, including landscape change (with
regard to the outstanding landscapes of the district) and amenity measures such as:
o

The change in the average residential zone section size over time (past 2 years only).

o

Change in people’s satisfaction with streetscape.

o

Change in people’s satisfaction with the noise environment.

o

The percentage of site area occupied by the principal dwelling.

This monitoring programme will assist Tauranga District Council to develop a picture of change
in amenity and the community’s response to this over time.
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5.

OPTIONS FOR URBAN INTENSIFICATION AND CITY
FORM

5.1

Context
The sustained growth of Tauranga is placing increasing pressure on the city’s infrastructure,
services, rural and urban environments, and amenity values.
The Vision 20/20 public participation process initiated by TDC in 1996 identified citizen
concerns:
“Ultimately most participants sought a planned future for the district that would enable it to have
a ‘balanced community’ and retain many of the strengths of a small town while gaining many of
the advantages of a city.”
Tauranga’s strategic plan (“Strategic Directions” 1998) highlights both Council’s commitment to
sustainable development (Agenda 21) and a proactive approach to urban growth:
“Growth means change. It is the Council’s responsibility to manage and plan for this change”.
TDC has a number of options as to how to manage and plan for continued urban growth. A
review of New Zealand and overseas experience suggest the following four basic options:
•

urban expansion

•

urban intensification

•

satellite development

•

composite (or hybrid) approach

These alternatives have different strengths and weaknesses as outlined in Table 1 over the
page.
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Table 1

GROWTH OPTIONS
Key

Urban

Satellite

Expansion

Development

Themes

Intensification

Combination

Natural and
physical
environment

Environmental
impact over a
smaller area but
impacts can be
more concentrated

Wider impacts on
the environment
and on rural and
coastal areas

If not carefully
designed, can
spread
environmental
impacts over a
wide area

Dependent on
the scale and
form of growth

Desirable
Communities

Services and
facilities closer to
home;
regeneration may
improve amenity;
increased housing
choice - more
apartments but less
gardens; pressure
on open space and
urban amenity.

Reinforces and
supports existing
centres on the
periphery;
traditional homes
and suburbs
continue to
predominate; few
accessible local
facilities and
services in some
areas (but better
design in the future
can help address
this)

Opportunities to
develop in
different ways
(eg; better
services and
facilities etc);
reduces the
growth
pressures and
change on
existing urban
areas

Dependent on
the scale and
form of growth

Accessibility

* Provides choices
as supports public
transport; better
opportunities in
centres for trips by
other modes
(walking and
cycling); traffic
congestion
continues

May support
existing transport
networks;
potentially large
distances to travel;
ever increasing
demand for roads;
little improvement
in public transport

Costly to
develop with
new
infrastructure
and good
transport
networks

Dependent on
the scale and
form of growth

(* From Auckland Regional Growth Forum : Draft Regional Growth Strategy - 1998)
For a full list of the pros and cons of urban intensification identified in the Auckland Regional
Growth Forum document “Intensification of Urban Areas” 1998, refer to Appendix 2.

5.2

Current Policies
Tauranga has essentially followed a composite approach combining both urban expansion and
urban intensification. The Tauranga Urban Growth Study (1991) identified peripheral areas
such as Bethlehem for urban expansion, which were subsequently opened for development.
This was to accommodate 5,600 households allowing for growth at a rate of 1.4 to 1.8% until
the year 2001. This figure was subsequently increased to 8,400 households, which allows a
50% greater factor for unknown / unexpected economic and political factors.
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Future infill housing or ‘intensification’ was assumed to account for up to 2,000 of these future
households (with a potential maximum infill capacity of about 4,000 houses).
In short, the Urban Growth Study assumed that about three-quarters of urban growth would
occur through urban expansion in suburban areas, and one-quarter through intensification in
established residential areas.

5.3

Existing Growth Patterns and Demographics
TDC’s original growth projections have been greatly exceeded, and a much higher proportion
(almost half) of the projected growth has occurred through infill or intensification within
established residential areas.
The actual rate of growth in the number of dwellings present within the district from 1991 to
1996 was approximately 17.8%, which correlates to about 900 additional dwellings per annum.
Current growth is resulting in an average of 1,600 new houses per year, with about 700 - 800
of these being infill homes.
On average (over the past 2 years, 1977-99) the residential section size has decreased by 396
cm2/day or 14.5 m2 per annum. At this average rate it will take 30 years for the average lot size
to reach the 325 m2 minimum permitted size. In June 1977 the average lot size was 792 m2,
2
decreasing to 767 m in March 1999. In terms of spread, approximately one-third of sections in
established areas are less than 600 m2.
Anecdotally developers working in the greenfields new urban areas have commented that the
2
most desirable sections sought by purchasers are 600 - 650 m in size and located at the end
of a cul-de-sac.
Tauranga’s rate of growth relative to other parts of New Zealand is well recognised to be
significantly higher than average. 1996 census data shows that the total population of
Tauranga District grew by 16.5% between 1991 and 1996 compared to the 7.2% nation wide
growth rate.
The following exert from the ‘Tauranga Community Profile’ summarises relative growth trends
across the city.
“Parts of Tauranga District have grown faster than others. The older, more established
suburbs of Tauranga show either a small to moderate increase or a decrease in population.
The areas that show a decrease in population between 1991 and 1996 are declining mainly
due to reduced household occupancy. These include Tauranga Central (-2%) and Tauranga
Hospital (-12%). Other areas experienced a moderate increase in population primarily due to
infill residential development. These include Matua (+12%), Omanu (+11%) and Gate Pa
(+11%).
In comparison, the new developing areas are experiencing high growth rates. Significant
population growth has occurred between 1991 and 1996 in Papamoa West (+60%), Welcome
Bay (+25%). Bethlehem (+54%) and Te Maunga (+39%).”
In terms of the age structure of the community Tauranga has three distinct “generation bulges”
being 5 to 14. 25 to 49 (the largest) and 65 to 74. Between 1991 and 1996 the greatest
decreases (as a percentage of total population) were recorded in the 15 to 19 and 60 to 64
year old age groups. Increases in the over 65 age group (17.2% of population in 1996)
compares with the national figure of 11.7%.
In terms of family structure couples with children make up 56% (44.9% national statistic) of all
families compared with 43.3% (55.1% national) couples with no children. 16.7% of families in
Tauranga District are one parent with children compared with 17.7% nationally. Of families
with children 29.5% are solo parent and of these 20% of the children in the family are under the
age of 14.
“One of the consistent views coming through from the community in relation to families is the
need for affordable family housing……….family income in Tauranga is quite low and a large
proportion of their income is spent on housing. This is not inconsistent with most low income
groups in New Zealand.”
(reference Tauranga Community Profile)
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5.4

Future Growth
In Tauranga market forces have resulted in more urban intensification (primarily in the form of
infill housing) than originally anticipated. There is also an increasing choice of housing types
and forms of housing ownership occurring.
The Vision 20/20 process identified public concerns about the ongoing effects of urban sprawl.
“While many participants felt increased housing was inevitable, they had a hard time deciding
between “outward” and “upward” growth. Most groups ‘solved’ this dilemma by suggesting
wide-ranging medium and high rise development in someone else’s part of town.”
This recognition of the need for more intensive development has been reflected in Council’s
Strategic Directions (1998) “Environmental Sustainability” initiatives, and also in the “Guidelines
for Sustainable Urban Development in the Tauranga Region” which form part of this Strategic
Directions document.
These Guidelines indicate a much greater degree of emphasis on urban consolidation and
intensification as opposed to “extensive, low density sprawl”.
The Strategic Directions document also clearly places great emphasis on protecting quality of
life ie; “A place where you’ll want to live”.
Council’s two main strategies in this respect are:
•

providing choice in residential living environments; and

•

safeguarding character and amenity values.

The strategic plan recognises that for further intensification to occur, research “into the impact
of housing infill on infrastructure and amenity values is required.”
This report and the following Sections in particular explore the latter issue, with infrastructure
capacities (including transportation) being researched by Council directly.
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6.

AMENITY VALUES ASSESSMENT
This section summarises the research outcomes and relates them on an issue by issues basis
to an evaluation of planning policy. Where the views of the three types of participants vary
markedly they are reported separately. The three types of participants who contributed to the
study are:
•

Citizen participants – local people living in the study area. These were selected at random
to take part in the telephone and workshop research.

•

Professional participants – representatives from local professional firms invited to take part
in a workshop research session. This group included planners, architects, surveyors and
developers.

•

Internal participants – Councillors and Council staff who also attended a workshop
research session.

The research outcomes are explained more fully in the ‘Tauranga Amenity : Telephone Survey
& Workshop Results’ report, a summary of which is attached as Appendix 4. Extracts from the
full report are also included in this section.
People’s perceptions are the key determinants of the level of amenity possessed by an area /
locality, and hence the values which contribute to that level of amenity.
The overall importance of amenity value to the local people of Tauranga is perhaps best
illustrated by the high proportion of telephone survey participants who believed that living in a
“good area” was as important (26%) or more important (55%) than living in a nice home (20%).

Age
Which is more important to
you

Gender

Area

Young
er

Middle

Older

Male

Femal
e

Moun
t

Taurang
a

Total

(n=84)

(n=10
1)

(n=11
7)

(n=10
5)

(n=19
7)

(n=71
)

(n=231)

(n=30
2)

Having a nice home

21%

13%

24%

21%

19%

18%

20%

20%

Living in a good area

62%

59%

45%

50%

57%

59%

53%

55%

Both equally important

17%

28%

31%

29%

24%

23%

27%

26%

Total

100%

100%

100%

100%

100%

100%

100%

100%

The key amenity issues derived from the study and analysed in this section are:
•

Privacy

•

Sense of Space and Outdoor Living Environment

•

A Living, rather than a Sterile Environment

•

Sunlight

•

Traffic and Parking

•

The Streetscape

•

Traffic Congestion

•

Scale
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6.1 Privacy
Intensification has the potential to detract from the level of privacy (both aural and visual)
enjoyed within Tauranga’s existing residential areas.

Policy Evaluation
Indoor and outdoor privacy (being the ability to
undertake activities without being seen or heard by
adjoining/abutting property owners is a value which
has been identified as contributing to Tauranga’s
existing level of residential amenity.
The
predominance of fee simple, one dwelling per lot,
development
within
Tauranga
undoubtedly
contributes to the districts established privacy levels
and the associated perception of residential amenity.
This type of development typically provides less
opportunity for neighbours to view into or to over-hear
events occurring on adjacent properties.
Reduced separation between buildings / residential
land uses, increased building heights, and reduced
private open space (all of which are typically
associated with intensification) have the potential to
detract from the level of privacy enjoyed on site, or
indeed within a residential environment.
At the same time higher intensity residential
development can be designed and constructed to
provide private open space and good acoustic
separation.

Research Outcomes
•

Often higher density environments were disliked due
to perceived lack of privacy. Lack of privacy was the
second most common response to the question
“what are the three worst things about high density
living” (14%).

•

The space they considered “private” included both
indoor and outdoor living space.

•

Privacy was about being “not seen, and not heard” –
with some participants being visually oriented in
their discussion of privacy and others being aurally
oriented.

•

“Windows looking into windows” and “paper thin
walls” were often negatively associated with higher
density housing.

•

Some of the single female participants were eager
to trade reduced privacy for increased security.

•

Although people harboured a surface level fear that
privacy was not possible in a dense environment,
more in-depth discussion revealed that outdoor
privacy could be achieved on a small section, and
that those living on small sections were already
achieving this.

•

Greatest insight into the issue of privacy came from
the image survey results.

•

The relatively stark, square forms of the seven least
liked images were often described as having low
levels of privacy.

•

These images evoked discussion of private
conversations or family arguments being aired to the
neighbours and outdoor living spaces being
unusable due to their high level of exposure to the
neighbours or wider community.

•

By contrast, the historic style row houses depicted in
slide 24 attracted less frequent criticism about
privacy. To some extent this was due to the
staggered nature of the dwellings and balconies.

•

Often participants commented that either thick walls
or modern technology should be a pre-requisite for
row houses and apartments to ensure noiseproofing.

•

The importance of design in creating privacy related
both to the new development itself and to
neighbouring properties.
Dwellings that were
considered to be “out of balance” with the section,
especially too large, were considered to impose on
the next door property.
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Slide 31 – Concrete block flats

Slide 34 – Old Tauranga high rise

These pictures were associated with LOW privacy.
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Slide 24 – New townhouse development

This picture was NOT associated with low privacy.
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6.2

Sense of Space and Outdoor Living Environments
Access to open space must be provided if existing residential amenity values are to
be maintained.

Policy Evaluation

Research Outcomes

Open space enables people to provide for their physical and
psychological health and general well being.

•

The desire for open space pervaded the workshops.
It was so strong that it might best be described as a
craving.

•

The pre-occupation with sense of “space” was
strongly associated with both personal and
community health. This was so consistent that the
need for space could be described as a
psychological imperative for many people.

•

It was reflected in descriptions of high density living
such as “claustrophobic”, “living in other people’s
spaces”, “a caged feeling”.

•

It was also apparent during discussion of both infill
and Greenfield developments which had high
fencing and caused a feeling of “being boxed in” and
through descriptions of the need for outdoor living
areas to offer peace, tranquillity and a sheltered
place to “sit”.

•

The desire for outdoor living was strongly linked to
the desire for a sense of space.

•

When participants listed the three worst things about
higher density living, the most common response
was lack of space (18%).

•

Discussion of amenity characteristics suggested the
need for space was more psychological than
utilitarian.

•

Some felt that New Zealand’s physical and social
history had created a nation of people who required
large amounts of inter-personal and living space. In
the words of one participant: “New Zealand has had
the luxury of space – it’s a hard adjustment to high
density.”

•

The desire for space should be considered in
relation to the desires for other essential amenity
characteristics as these help to differentiate positive
space from negative space.

•

The concept of “space” was often highly intertwined
with the concept of “outlook”, which the majority of
telephone participants considered to be very (50%)
or fairly (30%) important.

•

The gaming session gave participants the
opportunity to solve the planning dilemma. The
most striking observation about this game was that
many participants placed higher density dwellings
adjacent to areas of public open space, such as
along the coast, around parks or the golf course.

•

A less common strategy employed in the gaming
session was to place higher density dwellings in
elevated areas. This was usually described as
having the advantages of maximising the outlook
and minimising the consequences for neighbours.

•

It is important to note that participants placed their
higher density housing right against these open
spaces. The concept of off-setting loss of private
open-space with increased public open space
gained some support during theoretical discussions.

There are two types of open space that can be provided, ‘private’ and ‘public’ open space. Private open space is
typically for the exclusive enjoyment of an individual, family
or group, whereas public open space is legally available for
more than one party to use and enjoy.
Traditionally the majority of the community’s passive open
space needs have been addressed through the provision of
private open space. In this respect, the minimum lot sizes
and development controls (such as yards) imposed by TDC
have ensured that each new residential lot contains a
reasonably substantial area of outdoor space. As intensity
increases, there is less opportunity for residential lots to
provide private open space needs. Where this occurs, the
compensatory requirement for quality public open space
increases.
Retrofitting existing residential areas with the public open
space to compensate for intensification is difficult to achieve
(due mainly to high property prices and the unavailability of
large parcels of land suitable for development as public open
space). It is, therefore, important that intensification either
provides for its own communal open space or is focused
towards areas where recreational resources (which have
‘spare capacity’) already exist.
Where comprehensive multi-unit intensive development
occurs there are good opportunities to create communal
open space which both provides for people’s personal space
needs and which creates a focus and identity for the
development itself.
In single lot re-subdivision these
opportunities are not created.
The loss of private open space is less felt in locations with
good direct access to quality open space such as the beach
and coastline. As an example the outstanding open space
resources at the Mount – Mauao, Mt Drury, Pilot Bay and the
Main Mount Beach provide good public open space
compensation for the higher density – Residential H –
environment north of the Mount shops.
With the trend toward more intensive living environments it is
also possible that existing recreational facilities and open
space areas can be redeveloped to provide more adequately
for the needs of higher density dwellers. As an example the
demand for playground facilities in neighbourhood reserves
increases where section sizes are reduced for children’s
play. Similarly recreation resources for adults, including
quality places to sit, meet friends and enjoy a range of
recreational pursuits, increase in priority. Existing public
open space areas within the established urban fabric may
well be able to be enhanced through their re-design and
improved provision of facilities to better meet the needs of
higher intensity dwellers. This approach toward improving
the value of existing open space and facilities to the
community is a key strategy in Tauranga District Council’s
‘Pathways to Leisure’ strategy. The outcomes of this study
support this approach.
Where limited public open space exists in an area trending
toward increasing residential density, additional purchase of
land for public open space may be essential to maintain the
amenity of that urban area as a residential environment.
(See also 6.6 The Streetscape for parallel issues.)
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Slide 4

This picture was liked for its gardens.

Slide 9

Slide 53

The ‘space’ and ‘outlook’ relationship was clearly demonstrated in these
popular images.

Tauranga Residential Intensification Study : Amenity Values
6.3

A Living, Rather Than A Sterile Environment
The removal of trees and/or a reduction in the amount of planting undertaken in association
with residential development has the potential to detract from the ‘vegetated’ character of many
of Tauranga’s established residential areas.

Policy Evaluation

Research Outcomes

•

Trees and vegetation contribute significantly to
Tauranga’s established residential amenity.

•

•

It is therefore appropriate that these ‘resources’
should be protected from the potential effects
associated
with
residential
development.
Intensification has the potential to adversely
affect trees and vegetation.

Higher density living was frequently associated with
a trend toward “sterile” or lifeless clinical
environments. This characteristic affected both
private and public amenity.

•

This was often reflected in discussion of the lack of
greenery in some images, the perception that higher
density would create a “concrete jungle” and the
tendency for high and medium rise buildings to be
likened to commercial buildings.

•

Some of the high-rise images were frequently
described as being like a hospital, office or prison.
The image of such cold, clinical buildings conflicts
strongly with the concept of retreating from the world
to your home.

•

While many participants felt sterility could be
reduced by judicious planting – including hanging
baskets, planter boxes and vines, their vision of
“living environments” was highly manicured.

•

This gives rise to the theory that people desire
manicured space that has some level of
development and is visually appealing, rather than
simply green open space.

•

Some participants felt that intensely developed
areas became sterile because the developers
remove trees before building. In some groups this
was held up as an instance of market forces failing
due to the developers failing to understand the value
of greenery in creating a valuable living
environment.

•

The importance of greenery to combat sterility and
breath life into the urban environment can not be
overstated. Most participants had an almost
magnetic attraction to images involving plants.

•

Only one or two from each group were exempt from
this feeling. These people – all male – wanted
totally maintenance free environments with no lawn
to mow, no trees to trim and no fallen leaves to
sweep. They swam strongly and purposefully
against the current of their groups, who were very
“plant struck”.

•

Those participants who felt they would like to live in
an apartment situation often commented that they
liked the idea of having well-maintained lawns and
gardens, without the hassle of maintaining them.

•

It was evident that a small amount of planting could
not combat the sterility of a highly “box shaped”
development.

•

In this respect, in its attempt to maximise the use
of land, intensification could potentially result in:
•

significant existing trees being removed, or

•

insufficient planting being undertaken to
maintain or enhance vegetated character.
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Slide 44

Slide 26 –

Most participants had an almost magnetic attraction to images
involving plants.

Slide 45 –

The planting in this image attracted several participants even though it
covered only a small area.

Tauranga Residential Intensification Study : Amenity Values
6.4

Sunlight
Taller buildings located in close proximity to property boundaries can over-shadow adjacent
properties, thus restricting sunlight access.

Policy Evaluation

Research Outcomes

Sunlight and daylight access is a central (although
somewhat ‘unconscious’) determinant of an area’s
‘amenity value’. In this respect it influences the
appearance, character and attractiveness of the
indoor and outdoor space provided in conjunction
with, or adjacent to, residential development. Private
open space, for example, which is shaded by
adjacent buildings tends to become cold and
uninviting (particularly during the colder winter
months). It follows that, the amenity possessed by
the open space is not as great as would be the case
were the shadowing not to occur.

•

Sunlight was less frequently discussed than space,
privacy and outdoor living, but was discussed with
passion by those who had been shaded by
neighbouring developments.

•

Sunlight was usually raised during discussion of
high rise apartments that were described as
“shading” their neighbours. This was described as a
highly invasive characteristic of higher density
dwellings. Many participants said they would not
live next door to a high rise development.

•

Sunlight was said to be so important that it was
“taken for granted”. This was linked to the idea that
many people have been attracted to live in the
district by the climate. The theme that “sunlight is
why we live here” was strong among the groups.

•

The sun was desired for its connection to nature, the
warm, homely qualities it brings and its use as an
alternative to electric and gas heating.

•

Often sunlight was discussed in relation to design
elements. Lack of window space was commonly
associated with one slide. By contrast some
commented that designs which lacked eaves or had
“too many north facing windows” were considered
too sunny.

•

This was also reflected in the gaming session where
high rises were often placed in the central business
district or clustered together to avoid shading other
types of residential housing.

•

Loss of sunlight was considered a particularly
invasive outcome of development.

•

Concern about sunlight became most evident during
the gaming session. It was common for participants
to joke about “taking” each other’s sunlight as they
placed a high rise development next to an existing
one.

•

Similarly, some placed their high rise buildings in
elevated locations where they believed both privacy
and sunlight advantages would be maximised and
these negative impacts on neighbours would be
minimised.

•

Loss of sunlight was frequently associated with high
rise developments. Some participants commented
that trees were often removed to increase sunlight.

Tall buildings have the potential to cast shadows over
adjoining residential properties and/or open space.
The orientation and location of buildings can also
influence the ‘usability’ of any open space provided in
association with them. In this respect, open space
provided on the southern side of a building will
typically not be as attractive or useable as open
space provided to the north. It follows that the
amenity value of southern facing open space will
typically be less than northern facing open space.
Given the above, it is critical that the size, orientation
and scale of buildings be controlled in a manner that
prevents the generation of significant adverse
environmental effects. This is particularly true for
buildings constructed as part of an ‘intensification’
proposal, which typically result in taller buildings
and/or smaller separation distances between
buildings.
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6.5

Traffic And Parking
Intensification can generate increased vehicle movements and on-street parking demands
which are not in character with the established residential amenities.

Policy Evaluation

Research Outcomes

Most of Tauranga’s existing residential areas are
characterised by quiet (both in aural and traffic
movement terms), wide streets which are infrequently
used for on-street parking. This character is valued
by Tauranga’s community, and is reflected in peoples
description of the values which contribute to the
district’s amenity.

•

The majority of participants in the telephone survey
said that having more than one off-street park was
very (50%) or fairly (30%) important to them.
Seventeen percent (17%) said it was not very
important and three percent (3%) felt it was not at all
important.

•

Parking and access-way disputes were raised as
one of the three worst things about high density
living by seven percent (7%) of focus group
participants.

•

In addition, if inadequate provision is made for on-site
car parking within development proposals which have
increased residential intensities, streetscapes can be
degraded as follows:

Criticisms of slides in which off-street parking was
not apparent focused on the degree to which onstreet parking interferes with the streetscape, and to
a lesser extent the inconvenience of parking the car
off the property or requiring visitors to do so.

•

Often participants desired off-street parking for three
vehicles. This was usually to accommodate their
own cars and a convenient place for visitors to park.

•

More vehicles are forced to park on the roads.

•

•

Additional roadside parking facilities are provided
(normally at the expense of vegetated berms) to
meet the increased demand.

Some participants also commented that the on-site
parking needed to be integrated with the dwelling –
either offering internal access or nearby access.

•

Usually participants stressed they desired a double
garage, however this was not always in order to
house two vehicles. Often it was to provide storage
space. Some participants commented on a trend
toward housing the laundry and other appliances in
the garage.

•

When discussing garaging many groups were drawn
to discussing the need for a work shed. This was
highly influenced by the then-recent television
screening of the documentary “blokes and their
sheds” but may raise important issues.

•

Having parking spaces was not always about the
utility value, but also about the visual and spatial
value.

•

Often apartment buildings were associated with
inconvenient parking. As one participant described
it “I don’t want to have to lug the groceries all the
way from the car to the building, then up two flights
of stairs”.

Increased residential intensities will increase the
number of vehicle trips occurring on the district’s
roading infrastructure. This can detract from the
safety of roads serving residential areas (particularly
for pedestrians), and can generate noise emissions
which alter the character of the residential areas
through which the roads pass.
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Slide 34 – This Tauranga high rise was often accused of “taking” its neighbours’ sun.

Slide 25 - Many saw lack of window space in this design as negative because it
reduced the amount of sun entering the home.

Slide 24 - Many participants wondered where the people in these row houses
parked their cars.

Tauranga Residential Intensification Study : Amenity Values
6.6

The Streetscape
Intensification has the potential to detract from the coherence and character of existing
streetscapes, and hence the amenity values possessed by an area.

Policy Evaluation
The term ‘streetscape’ applies to the appearance of a
road, its footpath and berms in the context of the built
environment in which it is located. Streetscapes play
a very important role in determining an area’s level of
amenity. If well designed, streetscapes can provide
an effective extension to the public open space
available for use by the public. They also create the
‘first impression’ of a street’s quality and character
and can influence the impression of a suburb or area.
Streetscapes with wide berms and established
plantings are, in particular, valued for their
contribution to Tauranga’s residential amenity. They
are viewed by many within the community as being
key mechanisms for ‘off setting’ some of the potential
adverse environmental effects which could be
induced by intensification. Indeed, some believe that
intensification should be centred around wide,
vegetated streetscapes as those resources contribute
to the amount of space available to the future
residents of these higher intensity developments.
Unless protected and actively managed, streetscapes
can lose their coherence and attractiveness. The
removal of established vegetation and/or the planting
of ‘inappropriate’ species (being species out of
character with an existing theme) can also detract
from a streetscape’s contribution to an area’s amenity
value.
Tauranga District Council has an active street tree
planting programme.

Research Outcomes
•

The possibility of using streetscape to off-set lack of
private open space captured the interest of
participants more strongly than other options for
provision of open space.

•

Berms were described as contributing effectively to the
open space of a dwelling to their immediate proximity.

•

The contribution of streetscape ranged from providing
space and greenery to fulfil the psychological outlook
needs through to providing spaces that can be used as
a playground for street sports.

•

Some suggested that wide, well planted, berms had
the added advantage of buffering road noise.

•

While a small number of participants were concerned
about the maintenance requirements of trees most felt
the benefits of trees outweighed the maintenance
concerns. The Council’s recent street planting
programme was praised, with several people
commenting positively about use of native trees.

•

There was some debate over whether evergreen or
deciduous trees were more desirable. Deciduous
trees were liked because they were “good for winter
sun”, while evergreens were less “messy”. Some
participants suggested using small-growing evergreen
trees to eliminate the negative effects of falling leaves
without interfering with winter sunlight.

•

Some participants in the internal groups felt discussion
of streetscape was superfluous since intensification
will take place in areas where the road and berm width
are already pre-determined. However the concerns
and fears raised by external participants suggest
berms to be an important and legitimate public amenity
issue.

•

One intensification strategy may be to select streets
with wide berms and established planting for
intensification.

•

Areas which are selected for intensification may need
to be given priority attention for street planting, in order
to maximise the value of the streetscape.

•

The importance of the berm space to urban character
and space needs to be taken into account during traffic
planning decisions which may either provide
opportunity to widen berms or necessitate the berm
area to be narrowed.

•

Understanding the feeling of “quasi-ownership” which
people have toward their berms may help to
understand the level of passion which they direct
toward expectations about berm maintenance – they
feel a sense of indirect ownership yet perceive they
lack control to manage events on that space.
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Slide 53 – Avenue Streetscapes

Slide 54 - The following images with wide berms and established trees were
consistently popular with those surveyed.

Tauranga Residential Intensification Study : Amenity Values
6.7

Traffic Congestion
Tauranga is already experiencing a level of traffic congestion which is unacceptable to many
within the community. Intensification could place further strain upon the district’s roading
infrastructure and reduce the accessibility of the district’s established residential areas.

Policy Evaluation
Congestion has the potential to detract from the level
of amenity possessed by Tauranga’s established
residential areas. While congestion is beginning to
occur on Tauranga’s main arterial routes it has not yet
reached the point where it significantly detracts from
the community’s ability to access the district’s
established residential areas.

Research Outcomes
•

Workshop participants were extremely concerned
about existing traffic congestion problems in
Tauranga, and the extent to which residential
intensification would exacerbate these problems.

•

Several participants felt both residential
intensification and residential expansion should be
discouraged until traffic congestion problems were
addressed. Some were so concerned about this
issue that they had difficulty moving past traffic
concerns to consider the possibility of increased
residential intensification.

•

Five percent (5%) of workshop participants listed
traffic noise or congestion as one of the three worst
things about high density living. Discussion of traffic
was primarily focused on congestion issues.

•

During the planning game some participants placed
more dense development near the central business
districts in an attempt to reduce dependence on
cars. Others pursued the same strategy for other
reasons – such as to offer high density dwellers the
convenience of being close to facilities or because
they felt higher density was more appropriate in, or
near, an already dense environment.

•

When discussing traffic issues some commented
that centralisation and intensification around the
commercial heart might bring increased viability for
public transport.

Improvements to the district’s arterial roading network
are being planned by TDC and Transit New Zealand
to address many aspects of the congestion currently
being experienced.
Intensification will almost certainly increase the
demand placed upon the roading network serving the
district’s established residential areas. To prevent the
additional traffic generated from adversely affecting
the existing level of accessibility it will be preferable to
allow intensification to occur where:
•

it will gain direct access to a road with the capacity
available to accommodate the additional demand
created, or

•

it will be located in close proximity to a ‘destination
point’, such as an existing commercial centre (the
intention being to limit the need for people to access
the ‘destination point’ by car).

‘Accessibility’ is one of the values which contributes to
the level of amenity in the community.
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6.8

Scale
Intensification can result in structures and the concentration of activities (and their associated
environmental effects) which are inconsistent with the scale of the environment in which they
are located.

Policy Evaluation

Research Outcomes

Tauranga’s existing residential amenity is derived
from, amongst other things, the character of the city’s
existing urban areas. The scale of the activities/land
uses contained within the residential areas directly
influences the character of those areas.

•

Several participants commented on the perceived
poor “scale” of images in the image survey in
relation to either each other or their surrounds.

•

While the issue of scale affects the appeal of
individual sites, and can have a direct affect on
neighbouring sites, it appeared the affect of scale
was more on the overall appeal of a neighbourhood
than on the quality of life for those who live there.

•

This is why scale and site coverage have been
classified as public amenity issues affecting the
wider community. It should be recognised, however,
that scale and space are closely linked. Scale
therefore has some private amenity implications.

•

It appeared that some of the ‘row housing’
developments and apartment buildings leant scale
to each other, whereas in an infill environment the
buildings were sometimes seen to work against
each other and the scale of the surrounding natural
environment.

•

The desire for scale is most dramatically evident in
comments about the Royal Palm Beach subdivision
– which is a new and relatively un-intensive
development. Participants frequently commented
that they felt this subdivision had a poor sense of
space due to both the size of the houses, relative to
outdoor living space and the high dividing fences.

•

The tendency to group low and high rise apartments
near the existing commercial hearts reflects a desire
to see buildings lend each other a sense of scale.

Tauranga is currently characterised by ‘low residential
building scale’. In this respect, dwellings typically
tend to be one to two storey structures erected upon
fee simple or cross-leased titles.
Intensification has the potential to introduce activities
(particularly structures) of a larger scale than those
which currently exist. As a result, there is a risk that
intensification could adversely affect some of the
values which contribute to the district’s amenity. To
prevent this from occurring, the extent and scale of
intensification that can occur must be determined on
the basis of the environment’s ‘carrying capacity’. For
the purposes of this study this equates to the ability of
the existing residential areas to accommodate higher
intensities without detracting from the established
level of amenity.
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7.

INTENSIFICATION STRATEGIES
The recommended direction for managing growth in established residential areas is guided by
the amenity value insights gained through the research, as presented in the previous section,
and the strong desire of research participants to ensure a planned approach to future urban
development.
It is important to consider the emphasis placed on preserving a range of intensity opportunity
and the conflict between the views of ‘the people’ and ‘the internal / professional participants’ in
relation to desired levels of planning intervention.

7.1

Preservation of a Range of Intensity Opportunity
While the majority of participants accepted at an intellectual level that there was a need for
intensification, many were reluctant to live in a dense environment and were eager to know that
some areas of low intensity would be preserved. This was related to ensuring they had a
choice of living environment and assurance that intensive developments would not encroach
on low-density areas.
At the same time some respondents demonstrated an interest in living in higher intensity
environments and/or an acceptance of living near such environments. For example, 18%
expressed an ability to see themselves living in an apartment in a 2-3 storey building where
clearly this form of living environment does not currently form 18% of housing stock on the
market.
The need to retain a range of intensity opportunities was evident through:
•

The workshop discussion that emphasised the desire for preservation of choice, increased
certainty and support for the clustering of intensive building forms.

•

The gaming sessions during which more intensive building forms were generally clustered
in locations which participants felt could logically support - in amenity terms - more
intensive development.

•

The telephone survey in which relatively small numbers reported being prepared to live in
dwellings smaller than a half section, with even fewer prepared to live next door to terrace
houses and low rise or high rise apartments. See table below.
Acceptance indicator of Higher Intensity Living
Living in

Next
door to

A house on a full section

61%

-

A house on a half section

61%

71%

A house that was one of two

23%

55%

A house that was one of more than two

11%

26%

An apartment in a 2-3 storey building

18%

8%

A high rise apartment

11%

7%

Could you see yourself
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7.2

Conflict Surrounding Level and Type of Intervention
The research results highlight conflict between the views of internal (Council) and professional
participants and those of local citizens in relation to the desirability of planning intervention,
especially regulation.

Intervention

Citizens

Market lead

Internal/Professionals

The majority of internal and professional participants leant toward allowing market forces to
determine the nature and extent of intensification with minimal intervention.
By contrast the majority of citizen participants felt market forces would fail to provide effective
living environments in the long term. While most lacked enough knowledge to comment
directly about the desired level and type of regulation they clearly inferred a desire for
intensification to be coupled with increased regulation. This was evident through comments
such as that they:
•

wanted certainty about the potential size and placement of development on neighbouring
properties;

•

felt existing developers must be flouting the regulations since some structures were being
built on boundaries without neighbours’ consent;

•

felt the detrimental effects some developments had on neighbouring properties “should not
have been allowed” – especially shade or noise intrusion;

•

said overtly that increased intensification needed to be guided by more control;

Desire for increased intervention was also evident through concern about damage caused by
lack of planning for recent development and support for future development to be ‘managed
rather than open slather’. It appeared that many participants expected greater regulation to
exist than does already under the current Residential A Zone which is the primary residential
zone of the proposed Tauranga District Plan (refer to Appendix 6 for a detailed description of
the Residential A Zone).
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7.3

Cluster Intensification Around Nodes and Along Corridors
While the professional participants generally rejected the concept of planning rules and
supported minimal regulations, the outcomes of all groups suggested a shared desire for
intensification to be clustered around existing commercial or community nodes. This is
demonstrated in the diagram which follows.
Stylised Representation of Clustering

SSC

SSC

CBD

SSC

SSC
SSC

SSC

Low Intensity Housing
SSC

CBD

High Intensity Housing

Suburban Shopping Centres CBD Central Business Districts

While the community groups concentrated on clustering more intensive development within
and near to the central business districts the professional participants extended the concept to
include suburban shopping centres and community centres. A strategy of concentrating
intensification around ‘nodes’ was seen to afford several advantages:
•

those who chose to live in intensive areas would receive added location advantages;

•

some felt this would afford a more pedestrian oriented society and therefore reduce
pressure on the road network, enhancing amenity;

•

intensive residential development around commercial centres was expected to enhance
the vitality and viability of these areas;

•

the ‘mixed use’ type of living environment where retail, office and residential activities are
more closely associated has a more international, mature city character breaking away
from the more segregated suburban character traditional in New Zealand.

•

this cluster concept was also associated with more effective transport routes;

The professional participants stressed the need for a ‘node and corridor’ approach in which the
nodes would be strengthened by an associated road corridor that would itself attract intensified
development. They also expanded the concept to include ‘community centre’ nodes so that
hospitals, halls and other non-commercial service centres might form the base of a node along
with the central business districts and suburban centres. This is depicted in the diagram on the
following page.
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Stylised Representation of Node and Corridor Clustering Concept

SSC

SSC

CBD
SSC
SSC
SSC

SSC

CBD

Low Intensity Housing
SSC

Suburban Shopping Centres
Community Centers

High Intensity Housing
CBD

Central Business Districts
Transport Corridor
(Intensely developed)

All contributing groups raised the increasing problem of traffic congestion, noise and pollution
in Tauranga and this was clearly linked to reduced amenity. The lower amenity environment of
the main traffic corridors caused the citizen participants to avoid clustering along these
roadways as they were seen to be undesirable locations to live.
In reality the design of buildings which front onto the heavy traffic environment of main road
corridors can be modified to mitigate many of these perceived adverse qualities such as noise.
In addition there is a flow-on benefit of encouraging taller buildings adjacent to the main road
corridors as these can assist in reducing noise for the residential areas behind. Mixed use
development along main road corridors – with retail and / or office at ground level attracting
pedestrian traffic and office and / or residential in one or more storeys above - can create a
vibrant street environment which is in scale with the roadway and which generates benefits for
residents within and beyond the intensified corridor. These environments also create a ’24
hour city’ which enhances the vitality of the city and associated safety.
From an infrastructure point of view the linear corridor nature of the main roadways – Cameron
Road for example – makes the potential for upgraded servicing relatively straightforward and
cost-effective, compared with the more complex pattern of streets and development which
radiate from a node.
In addition, intensification along the corridor can assist in supporting public transport routes
along the primary vehicular routes of the City reducing congestion, noise and pollution.
In reality those commercially zoned sites along Tauranga’s road corridors – in particular
Cameron Road – have substantial potential for intensive mixed-use multi-storey development
under the existing Commercial Zone rules of the District Plan. The fact that little development
that takes advantage of this opportunity has occurred to date reflects the citizen response and
related lack of market demand. The potential for intensification along those commercially
zoned corridors does, however, remain and may in time be taken up as it has more recently
been in cities such as Wellington, Christchurch and Auckland. Key additional corridors within
the urban structure of the city have been identified as desirable locations for future build
intensification.
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In Tauranga the logic of adopting a node and corridor approach to mixed use intensification is
reinforced by the pattern of the natural landform and the way in which settlement has
distributed itself across the landform. Clear nodes – e.g. the CBD, Greerton, Cherry Wood, etc
– and corridors – e.g. Cameron Road, Otumoetai Road, Maunganui Road – already exist due
to the series of peninsula landforms and traditional local shopping centres which have formed
to service community areas. The adoption of a node and corridor approach to intensification
supports and works with this established pattern of development across Tauranga.
7.4

Intensive Development Adjacent to Open Space
The outcomes of the gaming sessions suggested eagerness to place intensive development
adjacent to areas of open space such as the beach frontage, golf courses, racecourse and
parks. This was clearly motivated by the desire to:
•

ensure people who live in dense environments have direct access to open space;

•

minimise the number of neighbours who were affected by high-density developments by
placing them next to non-residential areas.

The possibility of intensification around public open space did raise concern that this could
effectively lead to privatisation of the public space as development on open space boundaries
could create a psychological barrier to use (as depicted in the cartoon which follows).

Is this a
private park
or can anyone use it?

The perceived privatisation of parks and open space by adjacent development – be it low,
medium or high intensity development – can, however, be avoided or mitigated through design
devices. The most effective of these is the placement of a public road between the park and
the adjacent residential. This ensures that the park remains clearly in the public domain and
enjoys good public access whilst the adjacent residents retain all the open space and amenity
benefits of fronting parkland. These residents also then enhance the safety and security of the
park by overlooking the park, providing passive surveillance and a feeling of community
belonging.
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7.5

Relative Levels of Intensification Opportunity
Infill development which leads to the incremental intensification of established residential areas
is primarily facilitated through the minimum lot size for permitted subdivision as set for the zone
within the District Plan.
In Tauranga the apparent opportunity for incremental intensification through re-subdivision of
existing residential sites is at present considerable throughout the Residential A Zone which
applies over the majority of established residential areas of the District. Many of these
established residential areas were originally developed with lot sizes conforming to the quarter
2
2
acre – or 1000 m - lot size, with other suburbs having sections in the range of 700-800 m .
The existing provisions of Tauranga’s Residential A Zone, which permit subdivision down to
325 m2 as of right, mean in theory that most lots in the older established residential areas of the
2
City can be re-subdivided and infill houses developed. The current 325 m minimum lot size for
re-subdivision established within the Residential A Zone is relatively small and enables,
theoretically, any lot over 650 m2 to be re-subdivided. This, when coupled with the fact that lots
2
smaller than 325 m can be created as a limited discretionary activity, means that the Proposed
Tauranga District Plan already provides considerable opportunity for residential intensification.
Many District Plans, whilst containing residential zones with minimum lot sizes of 325, 350 or
400 m2, contain further residential zones where lot sizes are set at a larger area. These zones
are frequently delineated based on amenity and / or natural heritage values. Table 2, which
follows, illustrates the range of residential zones and associated minimum lot sizes across a
number of District Plans.
2
Whilst the theory suggests that any lot greater than 650 m can be re-subdivided to form two
2
325 m lots, in practice there are a wide range of constraints which limit the potential for such
re-subdivision. Constraints include factors such as the topography and stability of the land, the
location of the existing house on the lot and whether this permits vehicular access to the ‘rear’
2
lot or indeed whether there remains 325 m or more available for subdivision. The probability
that one off re-subdivision will occur decreases if the existing house requires relocation within
or removal from the lot to enable re-subdivision.

Tauranga District Council has undertaken an analysis of the more realistic likely potential for
re-subdivision of lots greater than 650 m2 identifying those lots with unconstrained potential for
re-subdivision, those where the existing house would require relocation and those where
demolition / removal of the existing house would be necessary. Collectively these have given a
hypothetical percentage of lots within the land area unit which could undergo re-subdivision.
Results of this analysis are set out in Table 2 below.
As the table illustrates, none of the Area Units within the established parts of Tauranga have
100% potential for lots to re-subdivide. The area with the greatest unconstrained potential for
re-subdivision is Yatton Park (38%), followed by Gate Pa (35%) and Judea (34%) after which
both at 30% are Maungatapu and Brookfield. In total terms (ie including sites where the
relocation or removal of the existing dwelling would be required) Maungatapu, at 76% has the
greatest potential for re-subdivision. Te Maunga (15%), Welcome Bay (16%) Arataki (18%)
and Greerton (19%) are the areas with the least potential for unconstrained re-subdivision
whilst in total terms Greerton at 41% of lots has the least overall potential for re-subdivision.
It is interesting to note that some of the suburbs which are recognised for their high residential
amenity – Maungatapu, Matua – have a high potential for re-subdivision (76% and 73%
respectively). The very qualities which give these suburbs their valued residential amenity are
those same ones which provide the opportunity for redevelopment. However, this well
vegetated, suburban residential amenity has the potential for degradation due to intensification
by infill subdivision.
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Table 2: Analysis of Likelihood of Re-subdivision of Lots Greater Than 650 m2
Unit Area

Total Res.
Lots
>650 m2

Unconstrained

% of total
unconstrained

Relocate

Remove

% of
hypothetical

Arataki
Bellevue
Bethlehem
Brookfield
Gate Pa
Greerton
Hairini
Judea
Matua
Maungatapu
Mt Maunganui Nth
Omanu
Otumoetai North
Otumoetai South
Papamoa Bch Est.
Poike
Tauranga Central
Tauranga Hospital
Tauranga South
Te Maunga
Te Reti
Welcome Bay
Yatton Park

936
752
65
932
588
1,171
746
408
1,375
732
419
1,102
1,020
966
1,330
169
371
384
938
856
420
1,388
521

173
209
20
284
208
224
182
140
272
219
121
251
274
268
328
40
91
89
232
127
116
221
192

18%
28%
30%
30%
35%
19%
24%
34%
20%
30%
29%
23%
26%
28%
25%
23%
25%
23%
25%
15%
28%
16%
38%

195
183
8
191
106
123
110
59
281
120
90
224
178
215
265
23
32
79
131
103
80
180
97

240
114
3
185
87
129
158
45
444
214
26
110
146
228
114
52
54
31
147
246
88
377
50

65%
67%
48%
71%
68%
41%
60%
60%
73%
76%
57%
53%
59%
74%
53%
68%
48%
52%
54%
56%
68%
56%
65%

Note:

The analysis to ascertain information in the above table was undertaken using aerial
photography and known existing data. The full information is not known on all sites
and hence there is a shortfall in the data set. The table provides a useful indication of
2
the difference between the hypothetical maximum – all 650 m sites re-subdividing to
2
325 m and the realistic potential for such re-subdivision in each Unit Area.
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8.

ENVIRONMENTAL CAPACITY ANALYSIS

8.1

The Concept of Environmental Capacity
As noted in Section 3.0, ‘environmental capacity’ is an important concept in attempting to
create sustainable environments. The concept is most developed and has been applied in
relation to the natural environment at a range of spatial scales.
To make progress toward the goal of sustainable development, it is necessary to translate the
concept into practical working methods.
It is relatively easy to establish and monitor objective, quantitative standards and indicators in
natural environments.
However, “when applied to the human and built environment,
environmental capacity is dependent on the subjective expectations of the local character”, or
in New Zealand terms, ‘amenity values’. Unfortunately, “the difficulty when dealing with human
resources is the lack of definable thresholds. If it is possible to define a set of limiting factors at
the present time, is this a limit for all time, or can it be raised through better management” (or
as has been argued, better urban design). (Drummond and Swaine : 1996).

8.2

Translating ‘Environmental Capacity’ into ‘Amenity Capacity’
The outcomes of this study have not lead to the definition of absolute, quantitative thresholds to
intensification which Tauranga residents found acceptable or unacceptable in terms of amenity
values.
The Community Image Survey, for example, found only a weak correlation between the
intensity of built development and perceived amenity values. Participant preferences were
more strongly affected by design, appearance issues, location and planting than either built
intensity (that is, the number of dwellings / site area) or housing type (such as, apartment,
townhouse, duplex, single family infill). This is in line with the international research (refer to
Section 3.0) undertaken as part of this study.
What the study did identify was:

8.3

•

those environmental factors which were most important in establishing community amenity
values;

•

the perceived trends and threats with respect to amenity values;

•

ways in which intensification may affect amenity values;

•

how intensification might be achieved without compromising amenity values (such as,
through encouraging pockets of comprehensive development, with high quality landscape
treatment, including trees);

•

which established areas of Tauranga have the potential to accept intensification without
compromising amenity values.

Amenity Capacity Options
One of the goals of the environmental capacity model is to identify options to maintain amenity
in the face of intensified activity.
Table 3 ‘Amenity Values & Mitigation Methods’ (which follows) illustrates the private (a) on-site,
and public (b) off-site, amenity values identified through the public participation process
described within Sections 6 and 7. As is apparent from the summary of the Proposed
Tauranga District Plan provided within Appendix 6, TDC already provides some protection for
these values through a series of direct and indirect, regulatory and non-regulatory measures.
Other amenity values (such as, public safety and security) fall primarily under other authorities.
Existing measures or environmental ‘mitigations’, together with a preliminary list of possible
mitigation options to provide a heightened degree of protection to amenity values, are also
highlighted in Table 3. A more extensive list of alternative mitigation options are discussed in
Section 8.4.
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A number of the identified options can be used to protect several amenity values. For
example, introducing a maximum site coverage in residential areas would help to address
community concerns about lack of actual and percieved ‘space’ needed for private outdoor
living areas, protection and provision of greenery, and reasonable building scale (that is,
avoiding overbuilding on smaller infill lots).
TDC’s District Plan does not address environmental effects (including amenity effects) where
the effects are contained on site. In terms of ‘inter-property’ effects (ie. those between
properties) the District Plan has basic controls which relate to daylighting, height, and yards
and their effect on adjacent properties. The issue of the impact which the District Plan
provisions is having on the amenity of the district is made less clear due to the transitional state
of these documents. In reality the existing urban amenity of the District is primarily a result of
the old Borough and City plans which were amalgamated into the Operative Transitional Plan
during the late 1980’s. The impact which the less interventionist policies of the Proposed Plan
(residential provisions effective from December 1997 / January 1998 – no outstanding appeals)
might have on the established amenity of the urban area will take some time to be realised
(that is to take cumulative effect), realistically in the order of some 5 years. It is therefore
possible that when describing the amenity of Tauranga’s residential areas this perception is
based primarily on the former plans rather than the Proposed Plan. It is also noted, however,
that during the citizen participant sessions people frequently referred to currently occurring or
very recent development and the effect that this was having on their or others amenity,
compared with that which they noted previously occurred under the old Plan.
As is apparent from Sections 6 and 7 (in particular), the degree of ‘protection’ (or mitigation)
being provided by the statutory controls of the District Plan is considered by the community to
be insufficient to maintain the level of amenity possessed by some of Tauranga’s established
residential areas. It is not entirely clear whether the community was responding to the controls
established by the Proposed Plan, the residential controls of which have been effectively
operative since December 1997, or whether their comments related to the earlier Operative
Transitional Plan. In most cases, however, people were commenting about recent activities or
development, therefore some of their comments were in response to activities occurring under
the Proposed Plan. In this respect, quite aside from the need to consider how (and if) further
intensification can be provided for within Tauranga, there appears to be a need to provide a
heightened degree of protection within the established residential areas, both generally and in
those areas considered to possess high levels of amenity.

8.4

Evaluation of ‘Protection’ Options
In order to provide some guidance to TDC as to the nature and appropriateness of the options
available to protect Tauranga’s amenity values, a detailed assessment of two other district
plans was undertaken (the intention being to identify the types of ‘protection’ options being
employed by other Councils within New Zealand). The two district plans reviewed were the
Proposed New Plymouth District Plan and the Proposed Waitakere District Plan. (Appendix 7
explains the rationale behind the choice of those two planning documents and describes the
applicable planning provisions in some detail).
In addition to this assessment, members of the project team drew on their own experience and
had informal discussions with other planning professionals from within New Zealand in order to
identify as many alternative ‘protection’ options as possible.
Table 4 ‘Evaluation of Methods’ which follows, lists the options identified in Table 3 and
compares the relative effectiveness of the various methods available. It must be noted that the
evaluation is based on the Project Team’s research criteria and experience with similar options.
Table 4 provides a summary indication, rather than detailed analysis, giving an overall
impression of the effectiveness of different methods. It should be read in this way with those
methods showing a greater proportion of complete filled in circles being preferred.
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As becomes apparent from Table 4, assessing the merits of the various alternatives is difficult
without first knowing the detail of the mechanisms proposed. In this respect, while ‘Design
Criteria / Design Review Guidelines’ do not fare well under Table 6, this (to some degree at
least) is a reflection of the conservative assessment undertaken as part of this study (in this
respect it was considered appropriate that the assessment ‘err’ on the side of caution). It may
indeed be possible to develop design criteria that may be effectively and consistently
implemented by Council’s officers without the need for significant input from outside
consultants.
The above said, however, Table 4 is sufficient to be able to identify the protection options
worthy of further consideration by TDC, should it seek to implement the recommendations of
this study (which are made in Section 9.0).
Of the options identified there are four main groupings of potential methods which are seen as
having potential for consideration by TDC. As summarised in Table 3 these are:
•

more housing zones / overlays and/or policy areas (District Plan) providing for both
increased and reduced opportunities for intensification;
Key reason:
Maintenance of diversity and good degree of choice in the residential environments of the
city. Protection of traditional suburban residential amenity in some locations and creation
of more intensive urban environments in others.

•

intensification focused near existing commercial nodes, major parks, open space and
areas providing good accessibility as well as along the main corridors which connect these
nodes;
Key reason:
Improves legibility, transport supportive, provides good access to facilities, supports
commercial and community centres and limits interface problems.

•

limited additional controls within existing zones such as:
controls on maximum site coverage
controls on maximum length of building wall on boundary;
Key reason:
Easily administered additional rules which provide certainty and improved amenity both for
neighbours and cumulatively across the residential area.

•

Improvements to public amenity through:
- increased financial contributions for park improvement / re-development and/or
acquisition
- increased street tree plantings.
Key reason:
Compensates for reduced private amenity and reduced access to private open space.
Maintains city-wide amenity values and quality of the environment as a whole.

When taken collectively the above four groupings of methods will, in the opinion of the project
team, achieve the following:
•

Further protect the amenity values of Tauranga’s existing residential areas, while also
providing for intensification to occur in areas capable of accommodating such
development;

•

Provide certainty to potential resource users / developers, Council staff and the general
public. In this respect, the options are easily understood by both the resource
management community and the public, can be drafted to provide clear guidance to
developers, while at the same time providing certainty to the general public that the
amenity values which they have identified as being significant are protected, and can be
implemented consistently by the Council;
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•

Can be implemented efficiently, thereby keeping the amount of regulation to a minimum,
which in turn will ensure that market forces will only be constrained where they have the
potential to induce significant adverse environmental effects in a manner that cannot be
avoided, remedied or mitigated.

While it is acknowledged that the options identified above may induce some additional costs for
the Council (in the administration of the provisions) and the developer, it is considered that
these are required in order for TDC to achieve its functions under the Act as they apply to
intensification and the protection of amenity values (refer to Appendix 7 for discussion of the
Council’s functions under the Act). At the same time it should e recognised that these would
not be out of line with other TLA’s and that TDC would still operate in a relatively loose
regulatory environment.
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9.

CONCLUSION AND RECOMMENDED DIRECTION FOR
MANAGING GROWTH IN TAURANGA’S ESTABLISHED
RESIDENTIAL AREAS

9.1

Conclusion
This intensification amenity values study has involved a wide range of techniques to explore
the potential future direction for and community acceptance of residential intensification as one
means of accommodating a proportion of Tauranga’s future growth. Approaches to this same
challenge by overseas countries and within New Zealand have been examined with reference
to their relevance and applicability to Tauranga. In addition, a sample group of Tauranga’s
resident community participated in exploring preferred directions and growth options within the
established residential areas of the district.
Together these methods have lead the project team to the conclusion that this is an
appropriate time for Tauranga to develop a vision for the desired form of intensification and
maintained suburban residential amenity within the City’s established areas, and to support
realisation of this vision through the District Plan objectives, policies and methods.
Based on the research undertaken the project team is of the opinion that TDC’s existing District
Plan provisions have the potential to lead cumulatively to a type of blanket intensification of the
existing urban area which has the potential to seriously and irreversibly adversely affect the
City’s urban amenity.
Whilst the study concludes that there are locations where it is appropriate to focus increased
levels of residential intensification, it also concludes that in some areas a reduced potential for
intensification (than that which currently exists) should be put in place. This reduced
opportunity for intensification is supported by both the community survey and comparative
research methods used in the study.
In addition to the protection of residential amenity by reducing infill (intensification)
opportunities in some defined areas of the City, the study concludes that limited additional
controls are required within the standard Residential A Zone to reasonably protect the
residential amenity of these neighbourhoods and to provide greater certainty regarding the
maintenance of amenity levels for residents.
This suggested combination of increased and reduced intensification opportunity is supported
by the community’s clear desire for choice in housing availability / lifestyle and their desire for
certainty in terms of the longer term character of their neighbourhood. In addition good access
to services and facilities was strongly identified during the telephone survey phase of the study
as a key amenity determinant for citizens, as depicted in the table below.
Telephone Survey Response
What do you like about the area you live in
Number
(n=302)
Proximity to services
Quiet/friendly neighbourhood
Character of the area

Nothing specifically
Proximity to beach/harbour
Proximity to parks/open spaces
Security
Proximity to work/interests
Proximity to family/friends
Lots of trees
Quality of parks/open spaces
Roading related
Amenity values – other

Not too crammed
Quality of building appearance
Council services
Type of housing in the area
Real estate investment

BM A99052-058 rdl 27-04-00 pmf

139
100
70
38

Percent
(n=302
)
46%
33%
23%
13%

34
22
22
18
16
9
9
6
6
5
4
1
2
1

11%
7%
7%
6%
5%
3%
3%
2%
2%
2%
1%
0%
1%
0%
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Telephone Survey Results
What do you dislike about the area you live
Number
in
(n=302)
Nothing specially
Traffic related
Quiet neighbourhood

Infrastructure & Council services
Too crammed
Type of housing in the area
Amenity values – other
Character in the area
Security
Distance from the shops/hospitals/schools
Distance from beach/harbour
Quality of building appearance
Lots of trees
Quality of parks/open spaces
Distance from family/friends
Distance – other
Real estate investment

9.2

156
66
25
19
17
9
8
6
5
3
2
2
2
2
1
1
1

Percent
(n=302
)
52%
22%
8%
6%
6%
3%
3%
2%
2%
1%
1%
1%
1%
1%
0%
0%
0%

Recommendations
Drawing on and expanding the analysis in Section 8 this study makes the following Key
Recommendations aimed at managing Tauranga’s growth through intensification whilst
maintaining and enhancing the amenity of the City’s established residential areas.
R E C O M M E N D A T I O N S
Recommendation One:
•

That TDC focus opportunities for increased residential intensification at defined
geographical nodes and along their associated corridors throughout the established
area of the City.

Recommendation Two:
•

That TDC include limited additional controls on development within the existing
Residential A Zone to better protect the established amenity of this main residential
zone of the City.

Recommendation Three:
•

That TDC consider the creation of a new residential zone which provides for a larger
minimum lot size than the Residential A Zone in order to further protect the
established residential amenity of certain areas of the City.

Recommendation Four:
•

That TDC undertake to enhance the amenity of the public realm of the City through
improved provision and quality of public open space, parks, street tree planting and
access to facilities.

Further explanation, discussion and suggested direction with regard to each of the above four
recommendations is set out below.
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(a)

9.2.1 Recommendation One - Intensification at Nodes and Along Corridors
•

Discussion

Support for the clustering of more intensive residential development in defined geographical
“nodes” was clearly demonstrated by both citizen and professional participant groups. This
concept of concentrating higher density living environments at intensive development nodes is
also a recognised theoretical model for growth in established areas.
The study’s telephone research demonstrates support for a nodal concept of intensification
through statistics such as the strong importance of proximity to services in relation to the
respondents’ liking of the area in which they live (46%). When contrasted with the response to
their preferred living situation - refer table below - it might be concluded that there was limited
support for intensified styles of development.
Living in

Next
door to

A house on a full section

61%

-

A house on a half section

61%

71%

A house that was one of two

23%

55%

A house that was one of more than two

11%

26%

An apartment in a 2-3 storey building

18%

8%

A high rise apartment

11%

7%

Could you see yourself

Whilst respondents clearly showed a preference for a more suburban lifestyle the percentage
willing to “live in” or “next door to” a house that was:
•
one of more than two - 11% in, 26% next door to
•
an apartment - 18% in, 8% next door to
•
and a high rise apartment – 11% in, 7% next door to
demonstrates that between 10 and 18% of Tauranga’s population are willing to live in more
intensive forms of development, whilst clustering more intensive development reduces the
undesirable aspect of higher density environments located within lower density, suburban
environments.
Adoption of a nodal intensification model, as recommended, has the potential to achieve a wide
range of amenity benefits including:
•

providing for housing choice in the market

•

providing residential opportunities where there is good access and proximity to services

•

maintaining the more established suburban amenity of areas beyond the nodes to reinforce
the diversity of the urban fabric and the choice of lifestyle and living environments;

•

encouraging comprehensively designed higher density environments with high levels of
private on site amenity for residents;

•

placing higher density living environments in locations where residents have good off site
access to services and public amenity;

•

reinforcing the commercial centres of the district and assisting in their vitality;

•

supporting pedestrian based centres with a high level of community belonging;

•

improving the ‘legibility’ and identity of the city as it grows;
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•

enhancing a long term potential for efficient public transport.

•

supporting public investment in streetscape enhancement and public open space provision
and enhancement at nodes;

In addition there are benefits which have a reduced amenity focus and are more in line with
sustainability arguments such as efficient use of land and efficient use of infrastructure.
In many models of nodal intensification this concept of clustered higher density development is
extended to the main transport corridors which link nodes.
Support for intensification along corridors was raised by the study’s professional participants
primarily due to a sustainability and public transport supportive argument. Corridor style
intensification was not generally supported by citizen participants as these were seen as
having low amenity due to noise, congestion, and pollution. From an infrastructure point of
view intensification along corridors has good potential due to the relative ease of servicing
linear corridors.
On balance consideration of intensification along corridors is recommended as part of this
study as many of the citizen concerns can be addressed through building design. In addition
the peninsula geography of Tauranga reinforces the logic of corridor intensification along roads
such as Cameron Road, Otumoetai Road and Ocean Beach Road.
•

Geographical Delineation of Nodes and Corridors
The attached plan illustrates the recommended geographical distribution of nodes and
corridors of more intensive development across the established urban fabric of Tauranga.
Intensification nodes have been delineated around existing commercial areas such as the
Tauranga CBD, traditional ‘strip’ shopping areas, such as Greerton, newer ‘big box’ retail
areas, such as Bayfair.
In general a circular area is delineated radiating from the commercial hub or core. Circles of
400 metre radius (800 metre diameter) are used. Distances of 800 metre and 400 metre radius
have been adopted widely as a standard for such intensification nodes as they align with five
and ten minute walk distances. As a general rule people will walk a maximum of ten minutes to
a central facility or service beyond which they will tend always to drive. An 800 metre radius
circle equates to a 200 hectare area. We have used 400 metre radius exclusively as this tends
to correspond better to both the landform and community of interest in Tauranga.
Within these defined intensification nodes there are studies which TDC should initiate to
determine the workability of the node and opportunities for enhancement of amenity linked to
desirable intensification. These studies include determination of the ‘ped shed’ or actual
walkable distance over the 400 metre distance from the core. This exercise will illustrate
locations where new roads or walkways would improve access to the central core of services.
Another amenity based study is the pedestrian environment quality survey - where the existing
pedestrian environment is graded for its quality and opportunities for enhancement such as resurfacing of pavements, improved lighting, street tree planting, crossing points and the like are
identified.
Intensification corridors are aligned along the main transport routes – in this case roadways –
which link nodes and which provide the main thoroughfare between nodes. The peninsula
landform of Tauranga creates clear primary corridors – such as Cameron Road, Otumoetai
Road and Ocean Beach Road – along which intensification with both mixed use and full
residential development could be accommodated.

•

Mechanism for Implementation of Intensification Nodes and Corridors
It is recommended that a policy area mechanism is used to implement the intensification
objectives of the node and corridor concept. This is consistent with the existing format of the
Proposed District Plan (which already utilises policy areas to focus some types of
intensification) and with the findings of the analysis undertaken in Section 8.
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(b)

9.2.2 Recommendation Two - Insertion of Limited Additional Controls into the Standard
Existing Residential A Zone
•

Discussion
The Residential A Zone applies to the vast majority of the established residential areas
across Tauranga. Citizen input to the amenity issues associated with intensification for this
study has clearly raised concerns regarding the loss of amenity which occurs with
intensification. People clearly feel that infill development can and has adversely affected
the amenity of neighbouring properties and neighbourhoods in general. In addition people
feel a lack of certainty that amenity levels will be maintained.
Analysis of potential methods of improving amenity protection set out in Section 8 has
highlighted potential additional control methods which can be relatively easily introduced
into the Residential A Zone controls and which will help to maintain and enhance amenity
where infill development occurs. For the purposes of these intended additional controls
‘infill’ development refers to the creation of an additional residential site or sites from an
existing parent lot.

•

Recommended Additional Controls
The additional controls recommended for incorporation with the District Plan rules are:
i)

a maximum site coverage control for all infill sites;

ii)

a restriction on the maximum length of a boundary over which a building can be
located on the boundary.

Both these measures will limit the adverse effects of more intensive development which
appears to dominate both the site and its neighbours, restricts privacy both on and off site
and removes the feeling of spaciousness, vegetation and open space. All of these
concerns were raised by participants in relation to the adverse effects of infill development.
•

Maximum Site Coverage Control
The main reason for recommending insertion of this control as a method in the District Plan
is to manage the degree to which buildings dominate infill sites. There is an increasing
trend, particularly with smaller infill sites, for houses and their accessory buildings to occupy
a substantial proportion of their site. The potential adverse effects which this generates
include the feeling that neighbouring properties are dominated by the infill development,
that apparent spaciousness and privacy are affected and that there is a loss of residential
amenity. In addition there is a cumulative effect where suburbs and neighbourhoods which
formerly appeared spacious and proportionally less built become dominated by houses on
sites which retain little open space.
Determination of the desirable site coverage control was not a requirement of this study.
However, it is recognised that, in general terms, the smaller the lot size the greater
percentage site coverage is necessary to build a standard residential house. Analysis of
other District Plans that contain a site coverage control shows that this is, at least in part,
attributable to an amenity objective.
For example, the Auckland City District Plan – Isthmus Section (operative 1999) has a
number of residential zones. The criteria for creation of the different zones and subzones
on the Isthmus includes the resource management issue of:
“The need to recognise, maintain, and where possible enhance the recognised
character and amenity of established residential environments.”
The residential zones also provide in appropriate locations opportunities for residential
growth through “suitable intensification”.
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In the Isthmus Plan “Maximum Building Coverage” (site coverage) is used as a mechanism
with a dual purpose being
a)

to ensure permeable open space is retained on site achieving a stormwater control
purpose; and

b)

to retain the established open space characteristics of an area which contribute to its
amenity.

Rule 7.8.1.4 Maximum Building Coverage) from the Plan is set out in Appendix 9 to
illustrate the nature of the controls.
The following explanation for the Residential 5-7 zones is useful in setting the scene for
how Auckland City has adopted a building coverage control for an amenity (and permeable
surface control) outcome.
“Residential 5-7 Zones
The building coverage control will both mitigate negative effects of
development and produce positive effects within the residential environment.
Controlling building coverage will limit the intensity and scale of development
on a residential site and will have the cumulative effect throughout a
neighbourhood of avoiding the ‘overcrowded’ appearance which may result
from overly intensive development established on residential sites. It can help
create a spacious open feeling in an area which can contribute to its amenity
value.
Building coverage controls also ensure that an area of permeable surface
remains on a site. This may mitigate some of the negative effects on the
environment, which can result from overloading the stormwater system as
development occurs and runoff increases.
Past practice has limited building coverage on residential sites throughout the
City. Cumulatively these controls have created a spacious suburban setting
appreciated by the resident community, while still allowing a reasonable level of
development to occur. To maintain this level of amenity a basic maximum
building coverage has been set for the district’s residential areas. (Emphasis
added.)
•

Restriction on the Maximum Length of Boundary Over Which a Building Can Be
Located on the Boundary
At present in the Residential A zone there is no control on the length over which a building
can be located on the boundary. Furthermore no ‘neighbour’s consent’ is required to build
on the boundary. Many citizen participants commented about the adverse effects which
this is causing and indicated their surprise that no neighbour’s consent is now required.
Clearly people perceive the effect of a building wall and its associated roof plane differently
to that of a solid wall or fence on the boundary. Walls, whilst permitted up to 2 m in height,
are perceived to create privacy and, whilst at times imposing, are not seen to dominate,
reduce privacy or adversely affect residential amenity in the same way as a building in the
same location does.
The old Mount Maunganui Borough Plan contained a rule which restricted the total length
over which a building may be located on the boundary to 10 m, with a step of 1.5 m
(minimum) required to break the on-boundary distance. This is illustrated in the following
diagrams:
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It is suggested that a control of this nature is introduced to the standard Residential A zone to
limit the perceived adverse effects of dominance, loss of open space and privacy which
unlimited building to boundary can generate.

(c)

9.2.2.1 Further Options
In addition to that set out above Council has available to it mechanisms to review other factors
such as the minimum lot size which applies throughout the Residential A zone or to introduce
incentives which encourage amalgamation and comprehensive redevelopment of sites.
Increasing the minimum lot size from 325 to say 400 sq m would have a direct effect on the
number of lots able to re-subdivide and the general spaciousness of the residential area, with a
direct effect on retained longterm amenity.
It is also the case that comprehensive
redevelopment, with appropriate incentives and controls, has the potential to provide increased
density with improved amenity including communal open space/recreation areas, unity of
architecture and colour, retention of significant trees and on site / off site privacy.
Whilst the specific outcomes of this study have not suggested these options as priority
recommendations, they are methods for protecting amenity values in the standard residential
zone (Residential A) of the city which can be given future consideration by Council.
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(d)

9.2.3
•

Recommendation Three - Residential Character Area Zone

Discussion
This recommendation relates to the expressed desire of citizens to maintain choice in living
environments and to achieve certainty with regard to existing and expected retained
amenity.
The need to ensure that a range of densities for residential living are retained pervaded the
workshop discussions. It is also clearly evident from analysis of the smallest section size
each telephone participant was prepared to live in, that this is an important consideration for
the residents in Tauranga. Refer following table.

Telephone Survey Results
Which is more important to you
A house on a full section
A house on a half section
A house that was one of two
A house that was one more than two
An apartment in a 2-3 storey building
A high rise apartment
Total

Younger
(n=84)
41%
35%
3%
3%
10%
9%
100%

Age
Middle
(n=101)
31%
32%
8%
2%
9%
18%
100%

Older
(n=117)
14%
39%
18%
14%
6%
8%
100%

Gender
Male
Female
(n=105) (n=197)
31%
26%
37%
35%
11%
10%
2%
9%
7%
9%
12%
11%
100%
100%

Mount
(n=71)
29%
32%
12%
4%
12%
12%
100%

Area
Tauranga
(n=231)
27%
37%
10%
8%
7%
12%
100%

The established residential amenity of Tauranga has been built up based on traditional lot
2
2
2
sizes of 700 m up to 1,000 m (the old quarter acre lot). Set at 325 m minimum permitted
lot size any lot over 650 m2 has the theoretical potential to subdivide. Whilst in reality this
potential is limited by the relative location of the existing house on the lot, topography,
access and other such features, it is still generally true that a considerable proportion of
sites in Tauranga’s established residential areas retain the potential for re-subdivision.
(refer analysis, table 3, section 7)
The objective of establishing a new ‘special character residential amenity zone’ is to ensure
that, within Tauranga’s established residential environment, certain geographical areas
retain their original larger lot character substantially intact. This means, that to achieve this
objective the minimum lot size needs to be set at a size which limits re-subdivision to those
lots which are currently larger than the average range of sizes which occur in the area.
2
It is therefore recommended that a 500 m minimum lot size is adopted for the special
2
residential character zone. This will enable lots larger than 1,000 m to subdivide as of
right, or smaller lots to amalgamate to yield opportunities for intensification whilst still
maintaining a more spacious residential environment.

Other than the larger minimum lot size for re-subdivision this zone would employ the same
controls as the existing Residential A Zone. The zone provisions should further provide
incentives for comprehensive redevelopment of amalgamated sites where the
redevelopment provides a high level of on site amenity including protection of significant
trees.
Implementation of this proposed new Residential Character Area zone which recognises
and provides for the protection of the established larger lot residential amenity in certain
areas of the City would be consistent with the way in which other Territorial Local
Authorities provide for the protection and diversity of residential amenity. The analysis set
out in Table 2, Section 7.5 supports this approach.
•

Geographical Delineation of Special Residential Character Zones
This study does not extend to the physical delineation of those established residential areas
of the city which could or should be incorporated within the special residential character
‘zone’.
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Criteria for the delineation of such areas are, however suggested, these are set out as
follows:
(i)

environmental / landscape criteria – such as topographical constraints, extensive
and / or good quality vegetation, high quality visual/landscape character, good
percentage of open space;

(ii)

cultural / built criteria – such as the quality of the housing stock, period homes,
streetscape elements, heritage features;

(iii)

social environment criteria – such as strong community values, neighbourhood
aspirations to retain large ‘original size’ lots.

Further detailed evaluation of the established residential areas of Tauranga based on the
above criteria is needed to implement this recommendation. The process of delineation of
areas to be incorporated within the ‘special residential character zone’ will require both
expert mapping of potential character areas (based on the above criteria) as well as public
consultation and ‘buy in’. As part of the analysis of options in this further work Tauranga
District has the data, available on a Unit Area basis, to evaluate the effect of different
minimum lot size scenarios in different Unit Area locations.
Whilst creation of the special residential character zone, and its application to certain limited
areas of the City, will alter the opportunity to subdivide, the increasing scarcity of larger lot
sites (in locations where there is certainty that neighbouring properties will retain their
similar spacious characteristics) will increasingly create a premium on these lots within the
market.
Without such a zone which provides certain protection of the more established vegetated
and quality residential environments of Tauranga, the City will over time lose these quality
areas through re-subdivision and the associated reduction in their spacious, vegetated and
more traditional suburban residential character.

(e)

9.2.4 Recommendation Four - Enhanced Provision for Public Amenity
•

Discussion
The study has identified the need for improved public amenity associated with increasing
residential intensification. In particular streetscape amenity and the provision of street trees
was seen, particularly by citizens, as an amenity enhancement which can offset the effects
of more intensive residential environments.
Similarly the presence of parks and open space provide an important physical and
psychological amenity asset which the community relies on to offset the more intensive
living environments. The design and facilities of existing parks and open space areas need
to be reviewed in the light of their role within higher density (rather than suburban)
environments.
In order to provide the compensatory public amenity which more intensive living
environments require and rely on it is important that sufficient financial contributions from all
forms of new development are raised to provide Council with the funds to purchase and
improve / re-develop public open space and streetscape amenity.
It is understood that TDC is currently examining the issue of financial contributions related
to park acquisition and improvement. The outcomes of this study would support an
increased level of provision related to intensification and the increased demand for quality
public space which this generates. In addition this study lends support to Council’s ongoing
commitment to an annual programme of street tree planting and maintenance.

•

Specific Public Amenity Recommendations
It is recommended that Council review its financial contributions in relation to increased
provision and quality of public open space and that in particular additional investment is
placed in street tree planting and the enhancement of public amenity in areas within nodes
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of intensification along the lines of that which has already occurred or is occurring within the
CBD / Mt Maunganui and Greerton areas.
In reviewing the provision of open space related to the intensification of different parts of the
city it is further recommended that the contribution which existing parks and open space
make to the amenity and facilities / activities provided is reviewed and where desirable
these areas are re-developed to better suit the needs of those living in higher density
residential environments.

9.3

Summary of Zoning Recommendations
In relation to the recommended District Plan proposals which result from this ‘Tauranga
Residential Intensification: Amenity Values Study’, the proposed changes to TDC’s existing
residential zoning can be summarised as follows:

Intensity
Characteristic

Minimum
Lot Size

Plan
Controls

“Low”
(in urban
terms)

500 m2

existing
apply

“Medium”

325 m2

Special
Character
Residential

Existing
Residential
‘Residential
A’
Residential
Intensification
Nodes and
corridors
Policy Area
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“High”

N/A

existing
apply

New
Comprehen
-sive
design
provisions

Additional Controls
Site Coverage
Max bld on
bdy

9

9

9

9

8

8

Page 47

REFERENCES AND BIBLIOGRAPHY

Tauranga Residential Intensification Study : Amenity Values
REFERENCES AND BIBLIOGRAPHY
AHURI : Australian Housing Monitor Volume 2, Number 2, February 1997
AMCORD : “Guidelines of Urban Housing”, (1992) AMCORD Urban Department of Health,
Housing, and Community Services, Canberra Australia.
Appleyard, D. and Lintell, M. (1971). Environmental Quality of City Streets: The Residents’
Viewpoint. Highway Research Record 356, pp 69-84.
Arnstein, S.R. (1969). “A Ladder of Citizen Participation” APA Journal Volume 35 No.4, pages
216-224.
Auckland Regional Growth Forum. (1998) A Draft Regional Growth Strategy
Auckland Regional Growth Forum. (1998) Social Infrastructure : Impact of Urban Growth.
Batty, M. Celklular Automata and Urban Form APA Journal Spring 1997
Beca, Carter, Hollings and Ferner, Tauranga Urban Growth Study 1991
Calthorpe, Peter. (1993) The Next American Metropolis - Ecology, Community, and the
American Dream. New York: Princeton Architectural Press. 142-68.
Chapman, D. and Larkham, P (1999) Urban Design, Urban Quality, and Quality of Life.
Journal of Urban Design, Volume 4 No.2, pages 211-231.
City of Seattle (1995) Seattle’s Comprehensive Plan : Towards a Sustainable Seattle.
Cole, D. and Stankey, G. “Historical Development Limits of Change : Conceptual Clarifications
and Possible Extensions” in McCool and Cole 1998. Proceedings - Limits of Acceptable
Change and Related Planning Processes : Progress and Future Directions. (1997). US
Department of Agriculture Rocky Mt Research Station Missoula, Montana.
Crookston, M. Clarke, P and Averley, J. (1996). The Compact City and the Quality of Life, in:
M. Jenks, E. Burton and K. Williams (Eds). The Compact City : A Sustainable Urban Form?
(London, Spon).
Ewing, Reid. (1996) Best Development Practices - Doing the Right Thing and Making Money
at the Same Time. Chicago, IL: American Planning Association (in co-operation with the
Urban Land Institute.
Ewing, Reid. (1997) “Is Los Angeles-Style Sprawl Desirable?” APA Journal Winter 1997.
Gordon, Peter, and Harry W. Richardson. (1997) Are Compact Cities a Desirable Planning
Goal? Journal of the American Planning Association 63,1.
Grayson, L and Young, K. Quality of Life in Cities : An Overview and Guide to the Literature.
(1994) The British Library Board, London.
Greater Vancouver Regional District (1996). Creating Our Future - Steps to a More Liveable
Region.
Gruber, K.J. and Shelton, G.G. Assessment of Neighbourhood Satisfaction by Residents of
Three Housing Types. Social Indicators Research 1987, 19(3), pp 303 - 315.
Jacobs, J. (1961). The Death and Life of Great American Cities (Harmondsworth, Penguin).
Kostof, S. (1992). The City Assembled (London, Thames and Hudson).

BM A99052-058 rdl 27-04-00 pmf

Page 48

Tauranga Residential Intensification Study : Amenity Values
Lincoln Institute of Land Policy. (1995) Alternatives to Sprawl. Cambridge, MA: Lincoln
Institute of Land Policy and The Brookings Institution.
Minister for the Environment. Amenity Values Under the Resource Management Act 1991 :
Defining Amenity Values with Suitable Specificity. (October 1996) Wellington.
Nasar, J.L. (1990). The Evaluative Image of the City. APA Journal Manter 1990 pp 41-53
Newman, P and Hogan, T. (1981). A Review of Urban Density Models : Towards a Resolution
of the Conflict Between Populace and Planner. Human Ecology, 9(3).
Newton, P., Flood, J. et al Housing and Urban Environment Indicators for Human Settlements
in Australia. (1991) AHURI
North Shore City District Plan Monitoring Report 1997/98.
Parfect, M. and Power, G. (1997) Planning for Urban Quality : Urban Design in Towns and
Cities. Routledge Press, London.
Parliamentary Commissioner for the Environment.
Amenity Values - Wellington.

(1997)

The Management of Suburban

Peiser, Richard B. (1989) Density and Urban Sprawl. Land Economics - 65, 3 : 193-204.
Proshansky, H., Ittleson, W. and Rivlin, L. (Eds) (1976) Environmental Psychology : People
and their Physical Settings, Holt, Rinehart and Winston, New York.
Rapoport, Amos (1969). House Form and Culture, Prentice-Hall, Englewood Cliffs.
Rogerson, R.J. (1994) Introduction, in: L. Grayson and K. Young (Eds) Quality of Life in Cities
: An Overview and Guide to the Literature. London, British Library / London Research Centre.
Sarkissian, Wendy (1991). Higher Density Housing from the Residents’ Perspective
Design Requirements for Non-Traditional Family Households in Higher Density Housing Guidelines from the Research Literature, Draft Report, prepared for the Department of Health,
Housing and Community Services.
Sixsmith, Andrew and Sixsmith, Judith (1991). Transitions in Home Experience in Later Life.
The Journal of Architectural and Planning Research, Volume 8, No.3, Autumn, 181-191.
State Government of Victoria (1992) Victorian Code for Residential Development. Department
of Planning and Housing.
Tauranga District Council. (1997) Vision 20/20.
Tauranga District Council. (1998) Strategic Directions.
Tauranga District Council. Residential Environment Study and Background Report. (1993)
Department of Planning and Environment.
Troy, P. (1998) The Perils of Urban Consolidation, Federation Press Sydney. A Discussion of
Australian Housing and Urban Development Policies.

BM A99052-058 rdl 27-04-00 pmf

Page 49

APPENDIX 1

Extracts From The Brief

Tauranga Residential Intensification Study : Amenity Values
APPENDIX 1 EXTRACTS FROM THE BRIEF
1.1

Project Goals

(a)

To provide information that enables Council to respond rationally to pressures to remove
density constraints currently in the District Plan.

(b)

To provide sound data and analysis for assessing the opportunities for residential
intensification at district and subregional planning levels.

1.2

Project Objectives

(a)

A statement of “amenity capacity” or thresholds” as a measure of the community’s willingness
to accept different levels of residential intensification.

(b)

An assessment of the likely environmental limitations of increasing density beyond the current
2
1 :325m per household figure in the established Residential A zones.

1.3

Project Scope

(a)

The main geographic areas that these issues relate to are the established residential areas in
Tauranga and Mount Maunganui (outside the new urban growth areas).

(b)

Significant levels of infill housing/subdivision are occurring in compliance with the operative plan
provisions. The project aims to assess development opportunities well above these provisions.

(c)

TDC planning staff are currently modelling the possible intensification opportunities based on
knowledge of existing sites, land values, age of housing, etc. This work is to provide the
“baseline” scenario against which other futures can be measured.

(d)

The Consultant will be required to have regard to this work in developing their methodology and
undertaking their consultation with sectors of the community.

(e)

The consultant is also expected to:
(i)

Assess people’s perceptions and responses to realistic options of residential
intensification (as the housing market would likely supply if there was minimal plan
control).

(ii)

Assess people’s perceptions and responses to realistic options of residential
intensification (as the housing market might supply if wider urban sustainability
development principles were applied in Tauranga).

(iii)

Determine acceptable amenity thresholds associated with different levels of residential
intensification.

(iv)

Ensure that the methodology/survey techniques chosen will deliver statistically valid
research upon which to base policy recommendations.
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1.4

Project Deliverables

The engaged consultant will be expected to provide;
(a)

Amenity Values Assessment Research
A detailed written report covering:

(b)

•

Methodology for determining acceptable limits of amenity change and the validity of
such methodology/techniques compared to other similar studies (If any). The results
of applying the research method in Tauranga would then be covered.

•

The likely amenity “capacity’ in Tauranga-Mount Maunganui established residential
areas. The report would cover the characteristics and attributes contributing to
existing amenity values, and limitations/opportunities for change. It would cover the
applicability of the research outcomes to policy on residential intensification in the
Tauranga-Mount Maunganui area.

Policy Evaluation
•

A written report recommending appropriate policy responses to the requests to
increase residential densities in Tauranga - Mount Maunganui. This would include
appropriate techniques or methods to assist policy implementation, assessment of
principle alternatives and reasons for choosing the recommended approach(es). (ie,
similar to Section 32 RMA)
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TAURANGA INTENSIFICATION STUDY
PROS AND CONS OF URBAN INTENSIFICATION
A.

ECONOMIC EFFICIENCY
Physical Infrastructure costs/capacities
Housing costs
Travel costs - public/private
Rates of public investment
Land costs (urban development)
Social infrastructure costs/capacities
Productivity of agricultural land

PROS:
1.

Employment centres consolidated - better able to support public transport and established or
refurbished infrastructure.

2.

Reduced dependence on cars - less space to build roads, less transport energy use.

3.

Better use of under-used infrastructure in older areas (where capacity) - both physical and
social.

4.

Encourages re-use and upgrading of older run-down areas. More efficient use of housing
stock, e.g. families moving back to inner city suburbs.

5.

Reduced costs of infrastructure with development compared with peripheral development and
provide cost effective opportunity to upgrade old services (Australian cities - depends on
capacity, relative costs).

6.

Better match between location of workers and jobs with benefits to transport efficiency, energy
use and time savings.

7.

Productivity of peri-urban land preserved.

8.

Increased productivity on agriculture land as sprawl related pollution reduced. Also reduced
costs to primary producers to mitigate pollution effects (USA - California).

9.

Reduces the rate of peripheral urban expansion.

10.

Utilises suburban fringe land more effectively (not a replacement for peripheral growth, rather a
way of getting “best use” of resources for both consolidation/peripheral expansion) - Australia

11.

Increased densities reduce energy use (Australia) - both transport and building construction.

12.

Greater time savings in passenger transport with fixed rail services rather than bus routes
(Australia-Newman).

13.

Improved benefits to overall economy (Newman-Australia). Indicates local environment is more
important than car access and that environment can be improved by increased transit and
pedestrian based infrastructure.
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14.

Opportunity to use surplus or inappropriately located or under-used government land
(USA/Australia).

CONS:
1.

Put pressure on physical infrastructure in older areas if near capacity.

2.

Perception urban intensification housing more expensive.

3.

Cost of upgrading urban infrastructure can be more expensive in some cases than new
infrastructure in peripheral areas.

4.

Consolidation/intensification often not eligible for development subsidies to same extent as
peripheral development, i.e. road subsidies, infrastructure costs (USA and Australia). However
with new development many marginal costs hidden.

5.

Could put stress on social infrastructure capacities, such as urban schools or urban open
space.

B.

ENVIRONMENTAL SUSTAINABILITY
Air quality
Water quality
Landscape quality
Natural areas
Endangered species
Significant views (such as volcanic cones)

PROS:
1.

Conservation of rural landscape values.

2.

Conservation of environmentally sensitive areas on urban periphery such as wetlands, PNAs,
sensitive catchments and endangered species.

3.

Reduces competition between agricultural producers and urban dwellers for land and water
resources.

4.

Has environmental benefits such as reducing greenhouse gases, reduced oil crisis
vulnerability, reduced local traffic, reduce loss of fringe land (landscape/primary production
uses/natural areas) and reduce amount of land for road construction.

CONS:
1.

Could reduce quality of urban environment - loss of trees, natural areas, open spaces and
association “wildlife” if not properly planned.

2.

Reduction of quality of urban coastal areas if not adequately managed.

3.

Can further degrade water quality in urban catchments if not adequately managed.

4.

Could adversely impact on significant views.
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5.

Increased CO2 emissions, traffic noise if not accompanied by increased public transport.

C.

SOCIAL FACTORS (SOCIAL JUSTICE)
Housing Diversity/Choice/Affordability
Employment Accessibility
Urban lifestyle
Urban design/amenity
Community preference/response
Population structure
Political/policy context

PROS:
1.

Gives new life for old suburbs and city centres increasing social stability and quality of life.

2.

Increases accessibility to employment.

3.

Increases housing diversity, hence choice (in relation to price, location, type and access to
services and employment).

4.

Gives greater access to urban services (cultural/educational/transport etc.)

5.

Increases equity in intensification areas especially where mixed use areas near services.

6.

Creates employment with increased growth and activity.

7.

Results in a more even spread of political power across the city regions (more even mix of
social-economic - ethnic groups).

8.

Increases the population base to share costs of upgrading infrastructure.

9.

Can improve inner city safety.

10.

Gives more opportunity to live in desired areas.

11.

Reverses the decline in inner and middle suburban populations.

CONS:
1.

Can erode a traditional “way of life” - loss of gardens, open space, front yards etc. if not
adequately designed and regulated (Australia/New Zealand).

2.

Perception many older intensified suburbs suffer a loss of amenity (trees, open space, privacy,
views, safety etc., obsolete infrastructure etc.).

3.

Perception older, inner suburbs are more dangerous than new suburbs (USA)

4.

Intensification can displace low-income residents (USA). “Gentrification”.
housing.
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5.

Puts stress on social infrastructure capacity (e.g. schools) in older urban areas if currently fully
utilised.

6.

Leads to radical changes in population structure with spin-offs to social infrastructure
provisions.

7.

Intensification projects often subject to expensive, time consuming planning procedures
involving difficult neighbourhood negotiations.

8.

Upgrading areas and infrastructure can increase rates and reduce income of residents.

9.

Requires strong, active land use and fiscal policies to restrain conversation of non-urban land
to urban use and achieve widespread affordable consolidation (Australia).

10.

Limited ability of Councils to directly participate in intensification development.

Source: Auckland Regional Growth Forum “Intensification of Urban Areas” 1998
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RESIDENTIAL INTENSIFICATION STUDY
PHASE 1
Assessment of Effects on Amenity Values
BOFFA MISKELL

/

KEY RESEARCH

MARCH, 1999

WHAT IS A COMMUNITY IMAGE SURVEY?
“Community Image Surveys” originated in the American northwest as a way of
encouraging public involvement in determining the direction, type, and form of future
growth and development.
A typical Community Image Survey consists of about 40 slides which are used to
elicit reaction and preferences from a workshop focus group.
HOW DOES IT WORK?
The Community Image Survey can be used with small to large groups, selected
either as a cross-section of the local community or to represent key stakeholders.
The survey can be geared to any number of future growth issues : density and type
of development, urban design approaches, or transportation issues.
Survey participants are given a few seconds to rate each of the 40 slides on a scale
of -10 to +10 (with 0 being ‘neutral’) depending upon how much they like or dislike
the image. They are assured ahead of time that there is no right or wrong answer.
The quick pace of the survey seeks to gauge their initial, ‘gut’ reaction to the images
that are presented.
The scores for each slide are then tallied to determine the group’s average score - a
quantified collective opinion - for each image. The images with the highest negative
and highest positive averages indicate where there is the most consensus in the
group. The slides are shown again, and the participants are told the average score
for each slide. The group is asked why they rated the images the way they did - an
activity which generates spontaneous, high-energy discussion and debate.
Participants learn more about the design details and characteristics that evoke strong
reactions from their fellow residents. New factors are considered which may have
been previously overlooked, and features with broad appeal or universal dislike are
recognised by the group as a whole. The participants’ responses can then be
recorded for use in future planning efforts.
WHAT IS THE RESULT?
This process produces both quantitative data as to group preferences, and a
qualitative result in terms of group discussion and issue identification. Equally
important, the participants learn about planning options and are empowered to
become involved in planning for the future of their community.

Figure 2
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1 KEY POINT SUMMARY
1.1

Method

• This report summarises the findings of:
• A telephone survey which encompasses the opinions of three-hundred (300)
residents from the established Tauranga-Mt Maunganui area and
• A series of qualitative workshops which involved seventy-five (75) of these
people.
• The research was conducted jointly by Key Research and Boffa Miskell in May
1999.
1.2

Attitude to Intensification

• Participants could be divided into three attitudinal categories:
• Intellectual Acceptors – who understood the need for residential intensity but
did not want to live in a higher density environment.
• Rejectors – who intensely disliked the notion of increased density.
• Intensity Lovers – who welcomed the idea of intensification and could easily
imagine themselves living in a low or high rise apartment.
• A small number were rejectors, and a similar proportion were intensity lovers. This
could be represented as:

Intellectual Acceptors

Rejectors

•

Intensity Lovers
’
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1.3

Market Forces

• The participants offered several ideas about how market forces affected
development, especially that intensity had become more acceptable over time and
that intensity was more acceptable in some life-cycle phases than in others.
• Many participants felt planning regulations were necessary to guide development,
especially in areas of intensification.
• Discussion of existing development suggested that new housing developments – in
both existing and Greenfield areas – were not maximising private amenity values
such as privacy, sunlight, outlook and noise. This was usually related to the idea
that developers were more interested in immediate return on their investment than
creating attractive living environments.
1.3.1

Life-cycle

• Participants felt that changing life-styles meant high density living suited people at
some phases of their life cycle.
• High density living was described as suitable to young people who did not have
children and to elderly or mobility-challenged, people.
• The telephone survey results suggest that people with families are more disposed
toward full sections than those without and that interest in half sections, duplex
dwellings and row houses increases with age.
• Disposal toward living in low or high rise apartments was less strongly related to age
or family situation.
•

Output!R47C1:R54C9
Age

Could you see yourself living in . . .

A house on a f ull section
A house on a half section
A house that w as one of tw o
A house that w as one more than tw o
An apartment in a 2-3 storey building
A high rise apartment

1.3.2

Gender

Younger Middle
Older
(n=84) (n=101) (n=117)

83%
48%
8%
4%
15%
8%

70%
57%
19%
7%
25%
18%

38%
73%
38%
19%
13%
8%

Male
(n=105)

67%
57%
17%
8%
15%
11%

Area

Total
Female Mount Tauranga (n=302)
(n=197) (n=71) (n=231)

58%
62%
26%
12%
19%
11%

65%
55%
25%
7%
17%
11%

60%
62%
23%
12%
18%
11%

Affordability

• The participants debated whether residential intensification would have a positive or
negative affect on affordability of housing:
• The positive view was based on the idea that more dwellings would be placed on
less land and therefore offer cost advantages.
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• The negative view was based either on the assumption that intensification would
drive land prices up or the observation that existing high density developments
such as the Twin Towers and Elizabeth Gardens were expensive.
1.3.3

Regulation

• Discussion of residential intensification revealed poor understanding of existing
planning regulations.
• A small number of participants were at each end of the ideological spectrum in
relation to the level of regulation Council should provide, and most fell in between:
• A small number felt market forces should be allowed to prevail with little or no
intervention.
• Most felt Council should actively regulate to ensure residential developments
created desirable living environments and had minimum detrimental effect on
neighbours. They stressed that a dense residential environment would require
more regulatory control than more traditional dwelling types.
• A small number felt regulation should extend toward control over building design.
Most of these specified that this should relate only to intensive developments
such as high rise apartments or attached dwellings like row houses.
• The importance of amenity value in home ownership decisions was evidenced by
the high proportion of telephone survey participants who felt living in a good area
was as important (26%) or more important (55%) than having a nice home
(20%).
•

Output!R1C1:R6C9
Age

Which is more important to you
Having a nice home
Living in a good area
Both equally important
Total

Gender

Younger Middle
Older
(n=84) (n=101) (n=117)

21%
62%
17%
100%

13%
59%
28%
100%

24%
45%
31%
100%

Male
(n=105)

Area
Total
Female Mount Tauranga (n=302)
(n=197) (n=71) (n=231)

21%
50%
29%
100%

19%
18%
57%
59%
24%
23%
100% 100%
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53%
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20%
55%
26%
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1.4

Essential PRIVATE Amenity Characteristics

• PRIVATE amenity characteristics primarily affect the quality of life of the individuals
who live in the property. They can be affected by the choice of site or decisions
made on that site.
• The importance of private amenity values is highlighted by responses to questions
about the level of importance of several values in the telephone survey:
• Output!R85C1:R94C5
If you w ere buying a new house how
important w ould each of the follow ing be
Multiple carparks
Outdoor living
Space on section
Low maintenance section
A large house
A nice outlook
Quality building design
Park/beach proximity

Percent (n=302)
Very

Fairly

50%
68%
36%
64%
16%
50%
57%
43%

30%
23%
25%
20%
22%
30%
31%
21%

Not very Not at all

17%
9%
34%
15%
50%
19%
10%
31%

3%
1%
5%
2%
12%
1%
1%
4%

• The studies revealed that visual access to open space was a psychological
imperative for many local people.
• Both visual and aural privacy were prized. Higher density living was associated with
“windows looking into windows” and “paper thin walls”.
• Both infill and Greenfield developments were criticised as being “boxed in” by high
fences and lack of balance between the size of the house and that of the section.
• Private outdoor living space was prized, as both a Kiwi lifestyle trend and an
essential part of living in this district. The seaside holiday town heritage dictates a
heavy emphasis on the outdoor environment.
• The desire for outdoor living was also strongly related to the district’s climate – in the
participants’ own words the climate and the outdoors is “why we live here”.
• Participants wanted residential environments that were “living”, not sterile. Thus,
they rejected “box shaped” building forms and pursued greenery with passion.
• Sunlight was mentioned relatively infrequently but being shaded was described as
highly invasive. This links strongly to the seaside holiday heritage of the district.
• Characteristics that were frequently raised, but with less emotion, were noise,
security and parking.
1.5

Essential PUBLIC Amenity Characteristics

• PUBLIC amenity characteristics include both:
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•

Things on public or common land which affect those who live in the high density
environments, and

• Impacts which high density dwellings have on each other, or on the wider
community.
• Public amenity values were clearly important to local people as evidenced by their
responses to open ended telephone questions related to their neighbourhood likes
and dislikes:
•

Output!R8C1:R26C3

What do you like about the area you live in
Proximity to services
Quiet/friendly neighbourhood
Character of the area
Nothing specially
Proximity to beach/harbour
Proximity to parks/open spaces
Security
Proximity to w ork/interests
Proximity to f amily/f riends
Lots of trees
Quality of parks/open spaces
Roading related
Amenty values - other
Not too crammed
Quality of building appearance
Council services
Type of housing in the area
Real estate investment

Number
(n=302)

Percent
(n=302)

139
100
70
38
34
22
5
18
16
9
9
6
6
5
4
1
2
1

46%
33%
23%
13%
11%
7%
7%
6%
5%
3%
3%
2%
2%
2%
1%
0%
1%
0%

KEY RESEARCH & MARKETING LTD
09/12/97

Page 7

Tauranga Residential Intensification Study:
Amenity Values Telephone Survey & Workshop Results

• Output!R28C1:R45C3
What do you dislike about the area you live in
Nothing specially
Traf fic related
Quiet neighbourhood
Infrastructure & council services
Too crammed
Type of housing in the area
Amenty values - other
Character of the area
Security
Distance f rom shops/hospital/schools
Distance f rom beach/harbour
Quality of building appearance
Lots of trees
Quality of parks/open spaces
Distance f rom f amily/f riends
Distance - other
Real estate investment

Number
(n=302)

Percent
(n=302)

156
66
25
19
17
9
8
6
5
3
2
2
2
2
1
1
1

52%
22%
8%
6%
6%
3%
3%
2%
2%
1%
1%
1%
1%
1%
0%
0%
0%

• At a theoretical level many participants agreed with the contention from earlier
research, that reduced private open space in higher density developments should be
off-set by increased public open space.
• However, at a practical level it appeared the need for space, especially green space,
was more immediate and could not be reproduced by public open space, unless it
bounded the development.
• There was also concern that children should have access to open space at their
homes, as their safety was considered compromised at public open spaces. Risks
included crossing roads, lack of fencing at public parks and the need for greater
parental supervision at public parks than in their “own backyards”.
• A small number were attracted to comprehensive developments which included their
own common space. Many were reluctant to purchase in such developments due to
concerns about the effectiveness of body corporates and a strong desire to “own a
piece of dirt”. Several also felt maintenance fee costs were prohibitive.
• Use of the streetscape to compensate for intense development appeared to be a
more practical solution because it was immediate. Trees in the streetscape were
prized.
• Some participants suggested that the intensified environment should be designed to
encourage mixed-age communities. This was especially appealing to older
participants who felt living close to younger people would help them to feel young.
• Discussion of this issue and planning game decisions suggest this to be a
theoretical ideal but an unlikely practical reality.
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• There was a heavy emphasis on the need for traffic planning issues to be addressed
both now, and in planning for future development. This was related to traffic
congestion and traffic noise pollution.
• Many participants were concerned that the scale of buildings should be “in keeping”
with surrounding buildings and their section.
1.6

Factors Which May Affect the Success of Intensification

• The Kiwi yearning to “own my own piece of dirt” may impact on the success of
residential intensification.
• Participants were eager to own land and reluctant to become involved in common
land situations or body corporates.
• Some participants equated high density living with poor quality buildings designed
for short-term gain.
• There was concern that if the current climate of light regulation continued, dense
urban environments would develop which offered maximum benefit to developers,
builders and first owners, but quickly degenerated into “slums”.
• It is important to remember that the decision drivers in home choice include both
quality of life and investment values as indicated by the fact that half the telephone
participants (49%) included investment qualities when asked whether a nice home
or a good investment was more important to them.
1.7

Housing Types

• When asked to visualise high density living participants most commonly recalled
negative television images such as “Coronation Street” and “The Bill”.
• The image survey revealed that this negativity related to housing style and design
features, rather than a general distaste of high density living.
• Apartment living was considered appropriate for young people without children and
for immobile elderly. There was concern about lack of outdoor living space and
strong distaste for the possibility of having a high rise “next door”. Low rise
apartments were preferred to high rise.
• Duplex dwellings were described as optimising use of outdoor space. Joined
garaging was often preferred due to reduction in the transfer of noise between one
household and the next.
• While participants often chose infill housing to put in their own areas during the
planning game, discussion revealed concerns about infill housing. These included
reluctance to shared access, the dislike of “being boxed in” and feeling that
neighbours were too close.
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• Row housing, like apartments were considered suitable to people without children.
They were not considered suitable for children due to lack of outdoor space. Design
played a vital role in the acceptance of this housing type – with some styles having
high acceptance in the image survey and others having very low acceptance.
• When telephone survey results were analysed, to determine the most dense
housing type each age group would use, it was evident that while older people were
more disposed to row houses than younger ones, the propensity to live in a low
maintenance apartment decreased slightly as age increased. Propensity to live in a
high rise apartment was highest amongst those in the middle (40 – 59 years) age
category.
Output!R56C1:R64C9
Age
What is the smallest space you could see
yourself living in . . .
A house on a f ull section
A house on a half section
A house that w as one of tw o
A house that w as one more than tw o
An apartment in a 2-3 storey building
A high rise apartment
Total

Gender

Younger Middle
Older
(n=84) (n=101) (n=117)

41%
35%
3%
3%
10%
9%
100%

31%
32%
8%
2%
9%
18%
100%

14%
39%
18%
14%
6%
8%
100%

Area

Male
(n=105)

Total
Female Mount Tauranga (n=302)
(n=197) (n=71) (n=231)

31%
37%
11%
2%
7%
12%
100%

26% 29%
35% 32%
10% 12%
9%
4%
9%
12%
11% 12%
100% 100%

27%
37%
10%
8%
7%
12%
100%
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27%
36%
10%
7%
8%
12%
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APPENDIX 5

‘Gaming Results’ (Reduced
Version)

Area 1 Area 2 Area 3 Area 4 Area 5 Area 6 Area 7
Red Group 25/5 12 noon
High Rise Apartments
Low Rise Apartments
Town Houses
Duplex ‘Semi Detached Houses’
‘Infill’ Detached Houses
Total # by Area
% by Area

1
2
2
2
5
12
18%

10
2
1
1
3
17
26%

1
3
3
7
11%

Total # by Area
% by Area

1
3
4
8%

2
3
3
8
16%

Total # by Area
% by Area

2
1
2
8
13
20%

Total # by Area
% by Area

2
1
1
4
8
12%

Red Group 25/5 7 pm
High Rise Apartments
Low Rise Apartments
Town Houses
Duplex ‘Semi Detached Houses’
‘Infill’ Detached Houses

Blue Group 26/5 12 noon
High Rise Apartments
Low Rise Apartments
Town Houses
Duplex ‘Semi Detached Houses’
‘Infill’ Detached Houses

Red Dots Group 26/5 Noon
High Rise Apartments
Low Rise Apartments
Town Houses
Duplex ‘Semi Detached Houses’
‘Infill’ Detached Houses

Total by
% by
House Type House Type
11
10
13
13
19
66

17%
15%
20%
20%
29%

2
6
1

1
1
3

5
6
9%

9
14%

5
8%

3
1
3
3
10
15%

0
0%

2
1
3
6%

9
3
5
2
4
23
45%

3
4
7
14%

1
5
6
12%

9
6
7
13
16
51

18%
12%
14%
25%
31%

1
1
1
3
1
7
11%

2
3
3
8
13%

3
6
1
4
1
15
23%

8
3
1
3
15
23%

1
1
2
3%

1
3
4
6%

14
12
4
15
19
64

22%
19%
6%
23%
30%

4
5
4
7
5
25
38%

1
2
1
5
9
14%

1
2
3
5%

1
1
4
6
9%

1
1
2
3%

9
3
12
18%

14
8
9
13
21
65

22%
12%
14%
20%
32%

1

Area 1 Area 2 Area 3 Area 4 Area 5 Area 6 Area 7
Red Group 26/5 7 pm
High Rise Apartments
Low Rise Apartments
Town Houses
Duplex ‘Semi Detached Houses’
‘Infill’ Detached Houses

2
1
4
3
10
17%

2
1
1
4
7%

5
1
1
1
1
9
16%

4
4
3
3
14
24%

1
1
3
5
9%

1
2
2
2
7
12%

14
10
9
14
11
58

24%
17%
16%
24%
19%

Total # by Area
% by Area

1
3
2
2
1
9
16%

1
6
7
6
5
25
28%

1
2
1
7
11
12%

1
2
3
3%

14
1
7
3
1
26
29%

1
3
4
4%

1
2
2
6
4
15
17%

19
10
18
23
20
90

21%
11%
20%
26%
22%

Total # by Area
% by Area

2
3
1
6
7%
84
8.4
12%

160
16
22%

69
6.9
9%

74
7.4
10%

181
18.1
25%

50
5
7%

112
11.2
15%

730
73
100%

Blue Dots Group 26/5 7pm Mount
High Rise Apartments
Low Rise Apartments
Town Houses
Duplex ‘Semi Detached Houses’
‘Infill’ Detached Houses

Total Unit # (by Area)
Average Housing (by Area)
% Housing (by Area)

Total by
% by
House Type House Type

Summary:

•

Groups located an average of 7,300 future dwellings (73 pieces @ 100 houses/unit) = about 9 years of growth in established residential area at
current rates (about 800 dwellings/year).

•
•

Greatest future housing seen as being located in Areas 5 and 2 (25% and 22% of total) followed by Areas 7, 1, 4, 3, and 6.

•

Despite bias in game structure (game was designed assuming that at least 40% of new housing would be infill) towards infill housing, participants
were surprisingly even-handed in terms of housing type.
On average 20% high rise apartment, 14% low rise, 17% town (terrace) houses, 23% duplex (semi-detached) houses,
and 27% infill (detached) houses.
These results differ from the telephone survey, which showed a strong preference for living in (or next to) a single family dwelling on a full or half
section perhaps because the game eliminated the 'personal' factor and gave participants a broader, city-wide, perspective.
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Tauranga Residential Intensification Study : Amenity Values
APPENDIX 6 ASSESSMENT OF THE PROPOSED TAURANGA
DISTRICT PLAN
6.1

Policy Approach

The consolidation and intensification of urban development is identified as a ‘Key Strategic Theme’ within Section 1.3
of the Proposed Tauranga District Plan (the ‘PDP’) as it can encourage the efficient use of natural and physical
resources, limit the loss of productive soils, avoid urban sprawl, enhance the feasibility of public transport, and enable
the provision of accessible and convenient services and facilities. Notably, the PDP also lists ‘maintaining a quality
residential environment’ (which extends to ensuring that residential amenity values are not compromised through
inappropriate development) as a key strategic theme.
Chapter three of the PDP provides the policy direction for the protection of ‘amenity values’ within Tauranga District.
The introductory paragraphs of Section 3 identify the subjectivity of seeking to measure ‘amenity values’. Notably,
Section 3 highlights public concern relating to increases in residential density. Privacy, views, and noise are cited as
being the greatest ‘amenity’ concerns associated with intensification. The concern noted within the introductory
paragraphs in ‘borne out’ in Issue 3.1, which states that:
“Intensification of land use activities throughout the Tauranga District has the potential to create adverse effects on the
amenity values and safety of the residential environment”
In discussing this issue, the PDP refers to the adverse effects associated with noise, glare / light spill, vibration, dust,
diminished privacy, and pressures on open space as being the key detractors from an area’s amenity. Adverse visual
effects on the streetscape, advertising signs and relocated dwellings are also identified as potential detractors,
however, it was noted that these effects are difficult to address.
As a consequence of the above, the PDP has adopted objectives and policies to address:
•

Noise and vibration (unreasonable noise and vibration’ is required to be avoided, remedied or mitigated).

•

Exterior lighting and glare (the location and direction of artificial lighting should avoid light spill and glare onto
residentially zoned sites).

•

Dust (outdoor storage, parking and manoeuvring areas, and outdoor yards should be constructed so that they
have an all weather surface).

•

Streetscape and outlook (non-residential activities need to be designed and screened so that they do not detract
from the any adjoining dwellings, while all other activities within the residential zone are required to provide a
‘transition’ between the public road and the private site which maintains or enhances the visual character and
amenity of the adjacent street / neighbourhood).

•

Traffic management (activities must be of a scale which will not induce traffic movements that are out of context
the environment in which they are located, or detract from the safety of the road network serving these existing
areas).

A second issue of relevance to this study is described within Section 3.2 of the PDP as being:
“Subdivision, use and development within the Residential areas of Tauranga District can compromise the
residential environment, [which incorporates residential amenity], and consequently have significant adverse
effects”.
In the discussion which follows the above issue, the PDP identifies building scale and the overshadowing as the
factors which have the greatest potential to detract from the residential environment. The PDP therefore includes
objectives and policies which:
•

Promote residential development of a scale, height and intensity that will not detract from existing or foreseeable
amenity values.

•

Limit outdoor advertising within the residential zone.
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•

Require that buildings should not prevent adequate natural light from being able to reach adjacent properties.

Section 3.5 of the PDP discusses the relationship between intensification and the loss of private open space. In this
respect, the PDP notes that intensification typically correlates to a reduction in the amount of private open space being
provided with every new dwelling. The objectives and policies which seek to address this issue promote the provision
of additional public open space to offset any short fall in private open space arising from of intensification. This is
primarily to be achieved through financial contributions levied against developers / subdividers proposing to increase
residential intensities.
The relationship between intensification and amenity values is also reinforced within Section 7 of the PDP; Physical
Resources. In this respect, Issue 7.1 states that:
“The manner in which the District’s urban area is arranged (urban form) has a major effect on physical
resource use, social and economic wellbeing, and environmental quality [which incorporates the contribution
which amenity values make to the quality of the environment] throughout the district”.
The most notable of the policy directives which address the above issue seeks to:
•

maintain and enhance amenity values;

•

provide for the safe movement of people;

•

enhance the streetscape.

6.1.1 The Methods
A number of ‘methods’ are proposed to assist the aforementioned objectives and policies to address the amenity /
intensification issues identified within the PDP.
Two types of methods are proposed within the PDP, being “District Plan Methods” and “Other Methods”. The District
Plan Methods are centred around the implementation of two residential zones and two policy areas, each of which
prescribe rules aimed at addressing a number of ‘on site’, or private, amenity issues. The Other Methods seek to
implement a range of largely non-regulatory (or ‘non-district plan’) mechanisms which are generally aimed at the
addressing the ‘off site’, or public, amenity issues.
The District Plan Methods and Other Methods are discussed as follows:
District Plan Methods
The two zones and two policy areas which apply to Tauranga’s existing residential areas are as follows:
The Residential A Activity Zone (‘RAZ’) applies to most of the district’s existing residential land.
Residential activities are allowed as a permitted activity within the RAZ where they do not exceed a density of 1
dwelling unit (which is defined as being “a building or part of a building intended to be used as an independent
residence, including apartments, semi-detached and detached houses, units, town houses”) per 325m2 of the site area
(being “all the land comprised in one certificate of title”).
Subdivision within sewered areas is a controlled activity where the minimum lot size is not less than 325m2 and a 3
metre frontage (for each lot) can be provided to a legal and formed road. All of the proposed lots must also be able to
accommodate a dwelling as a permitted activity.
While land use and subdivision activities listed as being permitted or controlled respectively, those which exceed the
prescribed development standards are deemed to be ‘limited discretionary activities’. Land use and subdivision
activities that are not specifically provided for are classified as ‘discretionary activities’.
The ‘Medium Rise Policy Area’ (‘MRPA’) applies to the small area close to Tauranga’s ‘CBD’. The policy area overlies
land zoned RAZ.
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The land contained within the MRPA is regulated in the same manner as the RAZ, except that the maximum building
height increases from 9 to 12 metres.
The other residential zone of the District, the Residential H Zone (‘RHZ’), applies to the north-western portion of the
suburb of Mount Maunganui.
Residential activities are provided for in RHZ as a permitted activity where they can meet a number of development
controls. Of the controls listed, all but one is the same as those applying within the RAZ. In this respect the only
2
difference is that 1 dwelling unit per 100m of site area is allowed as of right. Significantly, however, the minimum lot
size which may be subdivided as a controlled activity is 325m2. Hence, a subdivision which seeks to create 100m2
titles will be assessed as a limited discretionary activity within the RHZ.
The High Rise Policy Area (‘HRPA’) applies over a small area of land zoned RHZ within Mount Maunganui.
The HRPA does not affect the permitted land use or controlled subdivisional activity classifications applying within the
RHZ. High rise / density residential development is, however, allowed as a controlled activity within the HRPA. In this
2
respect, 1 household unit per 60m of the net site area (being the “area of the site contained within the specified HighRise policy Area boundary as shown on the planning maps”) is allowed as of right provided that all buildings can meet
a number of development controls.
Significantly, the minimum lot size for subdivision within the HRPA is the same as all other residential zones (being
325m2 as a controlled activity). A limited discretionary activity classification would therefore apply to a development
2
looking to create (for instance) unit titles around 60m apartments within this policy area.
It would appear from the above that in drafting the PDP TDC have identified some areas where higher intensity
residential development can be accommodated without significantly detracting from the amenity values enjoyed by that
area. These areas correlate to the extent of the MRPA, RHZ and HRPA.
To supplement the zones, and as previously noted, the PDP also implements a series of rules (or development and
subdivision controls), some of which are designed to maintain and enhance amenity values.
Sections 19.2.1 (Amenity Conditions - Residential Activity Zones), 19.3.1 (Controlled Subdivision Standards and
Terms), and 19.3.3 (Controlled Land-Use Activity Standards and Terms For High Rise Sites - Residential H) of the
PDP establish those development and subdivision controls which have been specifically adopted to address the
intensification and amenity interrelationship identified by the PDP’s ‘Policy Statement’ (refer to Part A of the PDP). In
essence, these provisions use a number of accepted planning mechanisms in an attempt to ensure that new
residential development and subdivision (including intensification) does not detract from the amenity of adjoining
property owners and occupiers. Notably, however, the extent and type of provision employed appear reasonably
lenient by comparison to others known to the project team (such as those employed within the Proposed Waitakere
District Plan – which is discussed within Appendix 6). The provisions are also focused on off site, rather than on-site
amenity issues.
The last District Plan Method employed by the PDP is a regime of ‘Development Impact Fees’ (or ‘fees’). The fees are
taken to assist the Council in providing the infrastructure (both social and physical) necessary to service the areas of
‘household growth’.
The same regime of fees applies to all existing residentially zoned land within the district. The contributions are briefly
described as follows:
•

The owner of every new or relocated dwelling unit must pay a ‘residential building impact fee’ of $1366.99 plus
GST for the provision of ‘non-local services’. Of this amount $22.18 is to be contributed for reserve and
community facilities purposes. The remainder goes to be provision of bulk water supply and waste water
infrastructure.

•

A ‘residential subdivision impact fee’ is payable on the creation of an additional lot(s) in non-urban growth areas
The majority of this fee goes towards the provision of ‘local services’. A contribution for reserves (set at 2% of the
value of the additional residential lots being created) is taken for subdivision conducted within an established
residential area. This contribution can be reduced by 50% where private open space will be set aside by the
subdivider for the exclusive use of the purchasers of the new lots. No other contributions may be taken for
subdivision conducted within the established residential areas of Tauranga District.
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•

A ‘multi-unit residential building impact fee’ is payable where two or more additional dwelling units are to be
erected on a site. This fee will be assessed as including the payment of the equivalent to the ‘residential building
impact fee’ and ‘residential subdivision impact fee’ for every additional dwelling unit erected. It is important to
note, however, that this fee is only taken if the landuse occurs independently of a subdivision.

Other Methods
The range of Other Methods established by the PDP is reasonably diverse. In this respect the PDP recognises that
there are a number of mechanisms other than the Resource Management Act which can be used to address the
amenity issues raised by the intensification. The most notable of the Other Methods are discussed as follows:
Through Tauranga District Council’s ‘Code of Practice for Development’ the Council will address light spill and glare
from streetlights and facilitate the landscaping of new streets. In carrying out their functions under the Building Act
1991 TDC will also ensure that new dwellings are supplied with adequate light and ventilation. Noise transfer between
buildings will also be considered and addressed on this basis. The PDP has also recognised that Environment Bay of
Plenty will adopt regional plans addressing matters such as discharges to air and dust, and thus has not proposed
rules to control these potential ‘amenity effects’.
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APPENDIX 7 ASSESSMENT OF THE PROPOSED NEW PLYMOUTH
DISTRICT PLAN AND THE PROPOSED WAITAKERE DISTRICT PLAN
7.1

Introduction
Maintaining and enhancing established residential amenity values while providing for intensification is an
issue facing many of the territorial authorities within New Zealand. With this in mind two district plans (both of
which were prepared under the provisions of the Resource Management Act 1991) have been reviewed in
detail as part of this study. The purpose of the review was to highlight the general approach(s) which
different territorial authorities are taking to address the ‘amenity / intensification issue.
The two district plans reviewed were the Proposed New Plymouth District Plan (November 1998) and the
Proposed Waitakere District Plan (December 1998).
The Proposed New Plymouth District Plan (the ‘NPDP’) was chosen as it is generally regarded as being one
of the better documents of its type within New Zealand. The NPDP is also relevant as it relates to a district
centred on a provincial city. Furthermore ‘Infill’ development has been, and continues to be, the most notable
manifestation of intensification in the district (‘infill’ is expected to account for up to 40% of the residential
development undertaken within the district; this expectation is based upon the district’s trend towards an
ageing population, and the associated demand for smaller, lower maintenance sections located in close
proximity to commercial services and transportation nodes).
The Proposed Waitakere District Plan (the ‘WDP’) was selected for review as this district is experiencing
moderately high levels of population growth. The district has an array of significant natural features and
residential areas which possess high amenity levels (such as Titirangi) which warrang protection from
inappropriate development. The WDP was also considered in detail as the Waitakere District Council is
recognised for it’s more interventionist or ‘hands on’ approach to planning matters (this is almost diametrically
opposed to TDC’s stance to date which has been to allow market forces to operate with the least
intervention). The other distinctive aspect of Waitakere and the WDP is the Council’s adoption of an ‘Eco
City’ approach which advocates both strong natural heritage protection and enhancement as well as a
sustainable urban development approach based around the ‘new urbanist’ concepts of compact cities and
transit oriented development
The following paragraphs summarise the approach and methods adopted by the NPDP and WDP to address
the intensification / amenity interrelationship.

7.2

The Proposed New Plymouth District Plan (November 1998)
Policy Approach
The first section of the NPDP’s ‘Management Strategy’ outlines the New Plymouth District Council’s (‘NDC’)
policy direction on, amongst other things, amenity. In this respect, a suite of resource management issues
relating directly to amenity issues are identified, and objectives and policies adopted to address each of these
issues.
Of the amenity issues identified in the NPDP the fifth and sixth (repeated below) are of most relevance to this
study as they relate specifically to the district’s existing ‘urban’ and residential environments.
Issue 5
Adverse effects of activities on the pleasant and coherent nature of the urban environment
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Issue 6
Reduction of residential amenity
The protection and enhancement of open space (both public and private), urban view shafts, and vegetation
are the mechanisms promoted by the NPDP’s objectives and policies to address Issue 5.
The objective and policies that address Issue 6 advocate the protection (from the potential effects of
development) of both on-site and off-site amenity values. In this respect, they state that (a) residential lot
sizes are to be set and buildings designed / located so that sufficient space for outdoor living, sunlight access,
and privacy can be provided, (b) the size, scale, and character of new activities and land uses must be
compatible with the amenity of the residential areas in which they are to be located, and (c) the traffic
generated by an activity or land use shall not detract from the area’s established character and / or amenity.
The NPDP’s first two amenity issues are also of some relevance to this study. The first issue recognises the
link between an area’s character and the amenity values it possesses (in this respect it is noted that the
character experienced by an area correlates directly to the amenity values it is recognised as possessing).
As a reflection of this recognition, the NPDP states that the amenity values which contribute to the character
possessed by a distinct area within the district are to be protected from the potential effects of development.
In essence, this issue provides the justification needed for the NPDP to establish three ‘environment areas’
(or zones) and to implement a series of specific rules which protect the values which contribute to the
character of each environment area.
The potential for nuisance effects (such as light spill, glare, noise and dust emissions) to detract from an
area’s amenity is highlighted as the NPDP’s second ‘amenity’ issue. The objectives and policies adopted by
the NDC to address this issue promote the avoidance, remedy, or mitigation of all potential nuisance effects.

The Methods
NDC has adopted a number of methods (both ‘regulatory’ and ‘non-regulatory) to implement the
aforementioned objectives and policies. The most relevant of these methods are discussed as follows:
Regulatory Methods
Broadly speaking the NPDP adopts a two tier regulatory structure. The first tier establishes a number of
‘overlays’ which apply across the district to 22 areas or items of importance to the community. The overlays
take precedence over all of the other regulatory methods prescribed within the NPDP. The second tier
establishes the ‘environment areas’ based on existing character referred to previously.
Of the 22 overlays employed, four have their foundation in the amenity objectives and policies highlighted
above. Notably, these overlays appear focused upon protecting the district’s public amenity values from all
development. The four overlays are briefly described as follows:
The New Plymouth ‘Entrance Corridors’ Overlay.
This overlay applies to the roads which carry most of the traffic entering the district’s urban centres. It’s
purpose is to heighten awareness as to the contribution which entrance corridors (specifically the
streetscapes of the entrance corridors) play in influencing the district’s perceived level of amenity. This
overlay is not implemented by specific rules, rather it is used in the assessment of any resource consent
lodged within or adjacent to the defined entrance corridors.
The ‘Notable Trees’ Overlay.
Trees which are significant for their historical, botanical or cultural values are highlighted by this overlay. The
scheduled trees are afforded a high degree of protection and generally can not be affected in any physical
way without a resource consent having first been obtained.

BM A99052-47A jlg 11-10-99 pmf

Page 2

Tauranga Residential Intensification Study : Amenity Values
The ‘Preferred Esplanade Reserves and Strips’ Overlay.
As part of the Council’s recognition of the contribution which public reserves make to amenity values, it has
identified portions of the of the district’s urban areas where public access to the coast is a priority.
Subdivisions which provide a 20 metre esplanade reserve/strip in the locations highlighted by the overlay are
deemed to be controlled activities. A discretionary activity classification applies to those areas that will not
yield this public amenity contribution.
The ‘Urban Viewshaft’ Overlay.
A number of views (obtained mainly from roads) which have been determined to contribute to the district’s
public amenity are identified within this overlay. In order to protect the views identified, height restrictions
apply to the properties which the view shafts cross. The height restrictions vary depending upon the view and
the topography of the surrounding land.
The district’s private residential amenity values, and the threat posed to these values by development, are
primarily addressed through the adoption of three ‘residential environment areas’. Each of the residential
environment areas apply to portions of the district’s existing or future residential land which exhibit the same
or a similar character. Significantly, existing development intensities appear to be the key factor in
differentiating the character of these areas, particularly within the district’s established urban residential
areas. Of the three residential environment areas identified, only the Residential A and B Environment Areas
(REA - ‘A’ and ‘B’) are of relevance to this study. The Residential C Environment Area has not been
investigated as it applies to rural towns and settlements.
The REA - ‘A’ extends across the portions of the district which either accommodate or can be developed to
accommodate medium intensity development. New residential lots can be created, as a controlled activity,
2
2
where they will be no smaller than 500m in area (this can be reduced to 400 m as a discretionary activity).
Dwellings erected on these sites can not cover more than 35% of the site unless a resource consent has first
been obtained from NDC.
The REA - ‘B’ applies to the district’s established residential land which (a) possess a ‘dense’ character, and
(b) has access to existing commercial nodes or significant transportation routes. Not surprisingly, this zone
provides for residential development at higher intensities. In this respect, new residential lots may be
2
2
subdivided down to a minimum area of 300 m as a controlled activity, or 250 m as a discretionary activity.
Buildings may also cover up to 50% of the lots created.
A wide range of development and subdivision controls apply to both Residential Environment Areas. Notably,
no maximum intensity level is prescribed for lots not serviced by a right of way. The controls placed upon the
number of vehicles which may be generated by a dwelling will, however, have the effect of limiting the
intensity of what can be undertaken ‘as of right’ within a residential lot. The minimum lot size will also
constrain a party’s ability to erect more than one dwelling per site.
Notably, only one ‘habitable building’ can be erected on a site serviced by a right of way as a permitted
activity. Additionally, existing lots serviced by right of ways cannot be subdivided as controlled activities (a
discretionary activity classification applies). These controls highlight, particularly when they are read in the
context of those controls discussed above, NDC’s preference that intensification occur on front rather than
rear sites.
Financial contributions are employed by the NPDP to offset some of the environmental effects (mainly those
associated with the provision of infrastructure) which could be induced by residential development.
Significantly ‘Community Facilities Impact Fees’ (for facilities such as public open space, libraries, museums,
art galleries, and stadiums) must be provided for every new lot created or every new dwelling erected (when
not associated with subdivision). The amount of the impact fee payable is defined by a formula linked to the
estimated cost of providing the facilities currently being demanded by the district’s residents.
Non-Regulatory Methods
The non-regulatory methods employed within the NPDP appear focussed on the enhancement the values
which contribute to the district’s ‘public’ amenity. Perhaps the most significant of the methods adopted is
NDC’s commitment to preparing and implementing programmes for enhancement planting within all road
berms, reserves, the identified ‘entrance corridors’, and the identified urban view shafts. Private tree planting
within the entrance corridors will also be promoted by the Council, as will the voluntary protection of existing
vegetation using covenants. While not explicitly stated it appears that NDC will promote these actions by
offering to reduce the amount of any financial contributions which would otherwise be payable. In addition to
the planting programme the NDC will also consider funding ‘physical enhancement schemes’ for the central
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areas of the district’s towns (the nature and extent of the funding will be determined via the Council’s annual
plan process).

7.3

The Proposed Waitakere District Plan (December 1998)
Policy Approach
The protection of amenity values is afforded a high degree of primacy within the WDP. In this respect, 21
pages of detailed objectives and policies define the district’s existing amenity values, and describe the
methods promoted by the Waitakere District Council (‘WDC’) to ensure that the values are protected and
enhanced. The policy direction provided within the WDP is summarised as follows:
Section 10, Volume 1 of the WDP’s Rules Section establishes the amenity values which contribute to the
‘health and safety’ of the community. A quiet, nuisance free (being the nuisance generated by noise,
vibration, dust and odour) environment with sunlight access, sufficient levels of on-site privacy, and healthy
air quality are all identified as being key amenity values in this regard. Having adequate levels of darkness
for sleep and an ‘accessible environment’ (meaning an environment in which it is possible to access public
land and resources, the coast and waterways) are also identified as contributing positively to the health and
safety of communities.
In order to protect the aforementioned amenity values the WDP contains a number of policies, the most
notable of which state that:
•

Noise emissions must be maintained at levels which do not create a nuisance to owners of surrounding
properties.

•

Light spill from external sources (such as signs and streetlights) must be managed so that it does not
affect the ability of adjacent land owners to enjoy uninterrupted and adequate levels of sleep.

•

Adequate and appropriate public open spaces shall be provided with development (the emphasis being
on the provision of private open space in the first instance).

•

Shadowing must be minimised, and daylight access maximised.

•

Where public and semi-public spaces are to be provided, they shall be designed so that they are safe
(passive surveillance is promoted).

•

Adequate levels of privacy must be maintained.

•

Efficient transportation corridors must be provided in a manner which allows for the safe movement of
pedestrians and cyclists, and minimises potential adverse effects (such as increased noise levels
associated with additional vehicles).

•

Further residential development should only be undertaken where it can be serviced by environmentally
appropriate infrastructure.

Section 11, Volume 1, highlights the amenity values which contribute to the character of the district’s
neighbourhoods, and promotes mechanisms to protect and enhance these values. The WDP’s emphasis in
this regard is on the protection and enhancement of the natural and physical characteristics (such as
streetscapes, vegetation and building scale) which collectively contribute to the character of the district’s
existing environs.
Thirty-one policies define the manner in which the above values are to be protected and enhanced. The most
notable of the mechanisms prescribed by the WDP are:
•

Allowing intensification only where it will not detract from established amenity levels (the approach
advocated by the policies is two tiered; firstly intensification is directed away from areas characterised by
low intensity residential development; secondly, controls are to be imposed on development addressing
such matters as sunlight access and building scale).

•

The protection and enhancement (through planting) of significant vegetation within private property and
roads.

•

Restrictions on the number, size and location of signs erected within the district.

•

Ensuring that activities generate vehicles movements which are in keeping with the character of the area
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in which they are located.
The Methods
The WDP uses a complex array of general rules linked to ‘human environments’ and ‘natural areas’, as well
as subdivision and development controls to implement the policies summarised above.
A ‘hands on’ approach is adopted with the WDP paying as much attention to the maintenance and
enhancement of on-site amenity values as it does to off-site amenity values.
Through a number of ‘over-arching’ General Rules (which apply throughout the district), the WDP seeks to
address the potential for road and construction noise, and the loss of significant vegetation to detract from the
district’s amenity values. The General Rules also establish the regime of financial contributions which apply
within the district. Financial contributions may be taken from a developer/subdivider for both on-site works
and services (being all earthworks, roads, driveways, and the associated infrastructural networks to be
provided on a site being developed), and to address the impacts of growth on the district’s infrastructure
(being facilities such as the sewerage treatment plants, and stormwater and water supply networks). An
additional monetary contribution of up to 6% of the market value of the proposed new lots/new dwellings can
also be taken to offset the additional demand for reserves created by residential development/subdivision.
Notably, the WDP does not require a contribution to offset increased demand generated by residential
development of community facilities other than public reserves.
A series of Human Environments and Natural Areas act as the WDP’s second tier of regulation. Both of
these mechanisms apply to geographically distinct areas which possess the same or similar attributes.
As suggested by its name, the Natural Areas identify locations where existing natural attributes requiring
protection or having the potential for enhancement are similar. Six Natural Areas are identified - the General,
Restoration, Managed, Coastal, Protected and Riparian Margins/Coastal Edges Natural Areas.
Of the provisions contained within the Natural Areas, those relating to vegetation removal and impermeable
surfaces are of most relevance to this study.
The removal of native vegetation, particularly trees exceeding 3 metres in height or 300 mm in girth, and
exotic trees exceeding 6 metres in height or 600 mm in girth require a resource consent if undertaken within
any of the Natural Areas.
Controls on the amount of impermeable surfaces which may be constructed on a site also apply within all of
the Natural Areas. The extent of the impermeable surfaces ‘allowed’ differs between the different natural
areas, with the more urbanised of the environments being allowed greater coverage than the more rural/nonurban areas. Up to 60% of a site may be covered by impermeable surfaces within the General Natural Area
(being the most modified of all of the natural areas), while only 10% of a site may be covered as a permitted
activity within the more unmodified natural areas, such as the Protected Natural Area.
Four living (or residential) Human Environments apply to the district’s existing and proposed residential areas.
The Living Environment is the most generic of the four environments (or zones) and applies to the majority of
the district’s residential areas. The Living 1 Environment is similar to the Living Environment, however, the
residential intensity of the areas where it applies is slightly lower. The Living 2 Environment extends across
the district’s residential land with the lowest existing intensity levels. The Living Environment (Harbour View)
applies to a predominantly undeveloped (greenfield) portion of the Te Atatu Peninsula which is viewed as
having the same development potential as the areas of the district zoned Living Environment.
There is very little within the WDP which differentiates the four living environments. Notably, the construction
of dwellings at a density not exceeding 450 m² is a permitted activity within all of the living environments.
The only difference of note is that 1 dwelling per 350 m² of net site area is provided as a limited discretionary
activity within the Living and Living (Harbour View) Environments, while 1 dwelling per 400 m² of net site area
is allowed (as a limited discretionary activity) within the Living 1 Environment. A resource consent (for a
discretionary activity) is required to erect a dwelling on less than 450 m² of net site area within the Living 2
Environment.
The planning mechanism of most relevance to this study is the WDP’s ‘Medium Density Housing’ control (the
‘MDH’). The MDH, which applies to all 4 living environments, allows residential development to occur (as a
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limited discretionary activity) at densities higher than 1 dwelling per 350 m² where (a) the title which will
accommodate the proposed dwellings is greater than 2000 m² in area, and (b) the site is located in close
proximity to either transportation nodes or established commercial centres. The MDH also establishes design
guidelines which are used in the assessment of resource consent applications lodged under this provision.
The guidelines (which are referred to within the WDP as the ‘medium density housing criteria’) address
matters such as neighbourhood character, site layout, building location, visual and acoustic privacy, on-site
outdoor space, and landscape treatments, and hence are heavily biased towards development which will not
detract from an area’s established level of amenity.
The clear signal from the WDP is that ad-hoc development at an intensity higher than 1 unit per 450 m² has
the potential to induce significant adverse environmental (and hence amenity) affects, and therefore is
deserving of detailed assessment
The WDP allows subdivision down to a minimum lot size of 450 m² as a controlled, limited discretionary, or
discretionary activity within all living environments depending upon the number of lots being created and the
area of the parent title(s) being subdivided. Of note, however, is that in all instances, the minimum lot size
can be reduced to the correlate to a density prescribed by a land use consent. In promoting this type of
approach the WDP is strongly advocating that subdivision should follow land use. The benefits of such an
approach are readily apparent, being that the effects of the activity generated by proposed subdivision can be
determined and assessed (this is not normally possible where land use follows subdivision).
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APPENDIX 8
AMENITY VALUES / INTENSIFICATION AND THE
RESOURCE MANAGEMENT ACT 1991
8.1

‘Amenity’ Defined
“The words ‘amenity values’ and ‘character’ have been used by planners for many years. Their use certainly
predates the Resource Management Act 1991 [the ‘Act’]. Because the terms are used so generally they tend
to mean all things to all people. With the shift to an effects-based approach under the [Act], the importance of
defining what these terms really mean has never been more apparent.”
Ministry for the Environment, October 1996
While the term ‘amenity’ is not defined by the Resource Management Act 1991 (the ‘Act’), ‘amenity values’
are. In this respect the term ‘amenity values’ is defined as meaning:
“those natural or physical qualities and characteristics of an area that contribute to peoples appreciation of its
pleasantness, aesthetic coherence, and cultural and recreational attributes”.
As is apparent from the above definition, the key determinant of the level of amenity possessed by an area is
people’s perception of the characteristics and / or values which people perceive contribute to, and detract
from the attractiveness of the area. Because of this, amenity values are a subjective measure which are
difficult to quantify. Characteristics which appeal to one person, or group of people will not always align with
those appreciated by another person / group. It is therefore important that the community highlights the
characteristics of Tauranga which contribute to its amenity. From this analysis common themes can be
extrapolated and used to define the characteristics which are generally accepted as contributing to
Tauranga’s amenity.

8.2

Amenity Values and the Resource Management Act 1991
Amenity values are afforded a high degree of importance by the Act. The term ‘environment’ is defined in
Section 2 as including:
“(a)

(b)
(c)
(d)

Ecosystems and their constituent parts, including people and communities; and
All natural and physical resources; and
Amenity values; and
The social, economic, aesthetic, and cultural conditions which affect [amenity values] or which are
affected by [amenity values]”.
(emphasis added)

The specific reference to the term amenity values within the above definition reinforces the Act’s focus on
both the tangible (being natural and physical resources) and intangible aspects of the environment. As there
is no attempt to weight the relative importance of the various components which form part of the above
definition, it is clear that amenity values are to be given the same consideration as the more tangible (and
hence measurable) aspects of the environment by parties looking to exercise their functions and powers
under the Act. This is reinforced by Sections 5 and 7 .
Section 7, which makes specific reference to amenity values, states that:
“in achieving the purpose of this Act, all persons exercising functions and powers under it, in relation to
managing the use, development, and protection of natural and physical resources shall have particular regard
to - ….
(c)
(f)

The maintenance and enhancement of amenity values:…
Maintenance and enhancement of the quality of the environment:…”
(emphasis added)
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1

Significantly, Sections 7(c) and 7(f) both promote the maintenance and enhancement of amenity values
where this is consistent with achieving Act’s purpose. The purpose is established in Section 5 as being to
promote the sustainable management of natural and physical resources; where the term ‘sustainable
management’ is defined as meaning:
“….managing the use, development, and protection of natural and physical resources in a way, or at a rate,
which enables people and communities to provide for their social, economic, and cultural wellbeing and for
their health and safety while (a)
Sustaining the potential of natural and physical resources (excluding minerals) to meet the
reasonably foreseeable needs of future generations; and
(b)
Safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and
(c)
Avoiding, remedying, or mitigating any adverse effects of activities on the environment.”
(emphasis added)
From the above, it is apparent that parties exercising functions and powers under the Act have a ‘general
duty’ to (a) maintain and enhance amenity values where they enable people to provide for their social,
economic and cultural wellbeing, health and safety (‘Duty (a)’), and (b) avoid, remedy, or mitigate
environmental effects which have the potential to adversely effect amenity values (‘Duty (b)’). It follows that if
people do not believe that it is necessary to maintain and enhance amenity values for them to be able to
provide for their wellbeing, health and safety, a party exercising functions and powers under the Act can
disregard Duty (a). The party must still however, implement measures to ensure that they meet their
responsibilities under Duty (b). On this basis, it is concluded that there is an implicit duty within the Act that
amenity values be considered by all parties exercising the functions / duties under the Act.

8.3

Intensification, Amenity and Tauranga District Council’s Functions Under
the Resource Management Act 1991
Section 31 of the Resource Management Act 1991 (the ‘Act’) defines the Tauranga District Councils (TDC’S)
functions (for the purpose of giving effect to the Act) as:
“(a)
The establishment, implementation, and review of objectives, policies and methods to achieve the
integrated management of the effects of the use, development, or protection of land and associated natural
and physical resources of the district:
(b) The control of any actual or potential effects of the use, development or protection of land, including for
the purpose of the avoidance or mitigation of natural hazards and the presentation or mitigation of any
adverse effects of the storage, use, disposal or transportation of hazardous substances:
(c) The control of subdivision of land:
(d) The control of the emission of noise and the mitigation of the effects of noise….”

Intensification has the potential to generate an array of positive and negative effects (including adverse ‘noise effects’)
on the existing levels of amenity experienced within Tauranga’s established residential areas. Intensification will also,
by its very nature, result in the subdivision of land and / or buildings. All of these are matters which the Council has a
specific duty to, at a minimum, control under Section 31. TDC is also bound to establish and implement district plan
mechanisms (objectives, policies and methods) to achieve the integrated management of any ‘amenity effects’
associated with intensification.

1

“The Court of Appeal has interpreted Section 7(c) as not requiring that a proposal both maintain and enhance amenity values, but
to either maintain or enhance those values (Shell Oil NZ Ltd v Auckland CC [1996] NZRMA 189, Court of Appeal). The use of the
term ‘maintain’ does not necessarily imply that there should be no change to the amenity values of an area as amenity values will
change even without human intervention. It does suggest that there should be no deterioration in those values. However, suburban
intensification will inevitably change some of the particular amenity values of an area. The term ‘enhance’ envisages some
improvement to amenity values”.
Office of the Parliamentary Commissioner for the Environment, March 1997
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APPENDIX 9
AUCKLAND CITY DISTRICT PLAN ISTHMUS SECTION (operative 1999)
The ‘Maximum Building Coverage’ rule in the plan is as follows:
7.8.1.4

Maximum Building Coverage

Residential 1 and 3a
See Figure 7.5 and the following:
a)

For sites up to and including 200 m2, the following controls apply:
Maximum building coverage
Minimum landscaped permeable surface
Maximum paved impermeable surface

b)

55%
28%
17%

Formulae for sites between 201 m2 and 499 m2:
% Maximum building coverage
35 + [(500 - A) x 0.06y]
% Minimum landscaped permeable surface
40 – [(500 - A) x 0.04]
%Maximum paved impermeable surface
25 – [(500 – A) x 0.026y]
Where
6y = 6 recurring

c)

A = site area (m2)

For sites of 500 m2 and over, the following controls apply:
Maximum building coverage
Minimum landscaped permeable surface
Maximum paved impermeable surface

Residential 2a

25% of net site area.

Residential 2b and 3b

30% of net site area.

Residential 2c

25% of net site area.

Residential 4

7.5% of net site area.

Residential 5-7

35% of net site area.

35%
40%
25%

Except that sites affected by B09-01 (views to and from the Auckland War
Memorial Museum) may have a different maximum building coverage. Refer
Diagram B09-01 Appendix C to the Planning Maps.
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Tauranga Residential Intensification Study : Amenity Values
Figure 7.5 Residential 1 and 3a zone coverage & surface controls

Residential 1 and 3a zones are characterised by existing relatively high building coverage and
limited room for planting. Residential 1 is the Heritage zone which applies to areas of Ponsonby and
Parnell, the character of which derives from the pattern of Victorian / Edwardian subdivision (small
2
lots 300 – 500 m ) and architecture. Residential 2a, 2b and 2c are zones based on a spacious well
treed existing traditional suburban character. Residential 3b is a zone created to protect the visual
amenity of the City’s volcanic cones and views thereof. Residential 4 covers a small unique bush
clad area on the isthmus. Residential 5-7 are the more standard residential zones on the isthmus.
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