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Summary 

The land to the south west of Pukehāngī Road is zoned as a “Future Growth Area” in the 
District Plan.  Based on growth projections at that time, it was anticipated that this land would be 
developed sometime after 2021, with the land to be rezoned “Residential” around that time. 

The Spatial Plan identifies that the large blocks of land off Pukehāngī Road can accommodate 
residential development in the short term. The land can be serviced relatively easily, and land 
owners are willing to support development. 

The land is generally suitable for urban development. Initial planning assessments have 
identified that the most significant issues for development are the protection of landscape 
values in the Caldera Rim, and the management of stormwater. High level assessments of 
natural hazards, geotechnical constraints, traffic impacts, cultural and archaeological values 
associated with the site have either been undertaken or are in the process of being completed. 

Options for the Future Growth Area include: 

• No Change (Future Residential and Rural Residential Zonings with a “Development 
Plan” approval process); 

• Residential and Rural Residential Zonings with a “Structure Plan”; 

• Rural Residential Zone; 

• Rural Zone. 

Of the options identified, a Residential and Rural Residential Zoning with a Structure Plan 
appears likely to provide the best development outcome and greatest overall environmental 
benefit. 

Council is seeking community feedback on the issues and options.  This could include 
identification of options that have not yet been considered. 

This feedback will be taken into consideration by the Council in determining the scope of any 
future District Plan Changes. 

Any Plan Change will be publicly notified and open to submissions. Public notification is 
currently programmed to occur in early 2019. 
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1.0 Introduction 

The purpose of this report is to set out the background, issues and options for future planning at 
Pukehāngī Heights.  This is the area on the south west of Pukehāngī Road either side of the 
existing developments around the Parklands Estate. 

 

 

The area has been identified for future growth for several years. It is close to central Rotorua, 
has good aspect and views that create an opportunity for high amenity residential development. 
Being contiguous with existing urban development gives the area easy access to infrastructure. 

The report is intended to promote discussion on the most appropriate approach in dealing with 
urban growth in this area. It is likely to lead on to a plan change under the Resource 
Management Act. 



Pukehāngī Heights Development Area 
 

2.0 Issues 

2.1 Previous Planning for Pukehāngī Future Growth Area 
The land to the south west of Pukehāngī Road is zoned as a “Future Growth Area” in the 
District Plan.  Based on growth projections at that time, it was anticipated that this land would be 
developed sometime after 2021, with the land to be rezoned “Residential” around that time. 

The land is zoned Future Residential 1 (Future Residential Living) and Future Rural 2 (Future 
Rural Lifestyle).  

 

 

The land adjacent to Matipo Avenue (“Twin Oaks”) is zoned Residential and Rural 2.  The Rural 
2 Zone area allows for the development of a retirement facility consisting of up to 120 residential 
units, village facilities and a 30 bed hospital to service the retirement facility.  
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The Future Growth Area zoning also provides a resource consent process for land owners who 
wish to undertake development before 2021. High-level policy gives guidance on the outcomes 
that are sought. The resource consent process requires a “Development Plan” that, once 
approved by the council, is intended to make residential uses a permitted activity on the land. 

The resource consent process gives a wide discretion to Council and allows for anyone who is 
adversely affected to become involved through submissions on applications. 

No specific provision has been made for servicing the Pukehangi Heights area in the Councils 
long term planning nor are there any funding arrangements currently in place. The current 
approach leaves it largely to land owners to plan for, provide and fund services such water, 
stormwater, sewer, roading and open space. 

Land owners have found that the current planning approach offers little certainty for investment, 
and there are significant hurdles to getting land to market to meet current needs. If the planning 
approach stays as it is, it is likely that only limited urban development will occur on the land in 
the foreseeable future. 

The projected date for the land to be needed for development is a little under two years away. It 
is now timely to undertake the necessary land use and infrastructure planning to enable 
development to occur on the land. 

2.2 Demand for Residential Land 
The latest population information from Statistics NZ for Rotorua estimates the population to be 
72,500.  This represents an increase of 800 people since 2017, and an increase of 4100 people 
since 2013. 

Rotorua is identified as a medium growth district.  This places specific requirements on Council 
to plan for future growth. 
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The Council’s Spatial Plan identifies that increases in population have recently put pressure on 
Rotorua’s housing market.  There are not enough new homes being built for the number of 
additional people living in the district.  

Although there is a relatively large amount of zoned land already available for homes, this land 
is not being developed for various reasons, such as a lack of infrastructure capacity or because 
land is in multiple ownership which can complicate decision making. 

As population grows and changes, it is estimated an additional 17,000 homes may be needed 
and there will be a need to offer a variety of housing types for changing population. The future 
population will be older, with the average household becoming smaller in size. 

The Spatial Plan identifies that in the short-term, Council can undertake District Plan changes 
that will permit land to be used for new homes where there is existing infrastructure capacity to 
ensure costs are low and where land owners are willing to support development.  

The large blocks of land off Pukehāngī Road are identified as being able to accommodate 
residential development in the short term. The land can be serviced relatively easily, and land 
owners are willing to support development.   

The potential yield from the development area is estimated at approximately 700 house sites at 
a typical suburban density1. The period over which this development could occur will depend on 
what share of growth is accommodated.  For example, if 25% of the projected future dwellings 
were to be built at Pukehangi Heights, the area could be fully developed within 10-15 years.  

Changing housing demands due to aging, reduced household, size and affordability are also an 
important consideration. There is the opportunity to plan for well designed, well-located, 
compact housing to cater for a wide range of needs, in addition to the more conventional low 
density.  More compact housing would increase the population capacity of the development 
area. 

2.3 Landscape 
The Pukehāngī Heights Development Area is located on the lower slopes of the Rotorua 
Caldera Rim.  

The landscape values of the Caldera Rim have been assessed in the ‘Rotorua Caldera Rim – 
Caldera Rim Rural Character Design Guideline’ (October 2012) which also provides guidance 
on how to integrate growth and land use change into the landscape. 

The Caldera Rim landscape is recognised as being highly valued by the Rotorua community. 
The Design Guideline identifies Pukehāngī Heights as being within the ‘less sensitive rural 
landscape’ situated below the RL385 contour. Above this contour, the areas rural or natural 
character should be maintained. Below this contour, the landscape still contains important 
character and amenity values but is less sensitive to land use change. 

The main land form at Pukehangi Heights broadly comprises two terraces with an escarpment 
between.  The Lower Terrace adjoins Pukehāngī Road and slowly rises to meet the steep mid-
site Escarpment that rises to a broad Upper Terrace extending northwest/southeast with 
intervening valleys. The Upper Terrace has a steep escarpment backdrop. 

The preliminary landscape assessment is that the terraces can generally be developed for 
residential use with a minor impact on wider landscape values. Development on the more 
prominent escarpment edges requires careful design to reduce the visual impact. The 
                                                      
1 TDG Pukehangi  Road  Plan  Change 23 January 2018 
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escarpment, being more prominent and visually sensitive is better suited to much lower density 
development in clusters with a strong green corridor of native vegetation banding along and 
across much of this area.  This would help to ensure that the development integrates well with 
the adjoining Parklands development.  Those areas of the escarpment closer to Matipo Ave can 
be less vegetated with a more open space, rural character. 

 

2.4 Ecology 
The land within Pukehangi Heights has been used for farming for many years and has limited 
natural features or habitat values. 

Revegetation of the escarpment area creates an opportunity to enhance ecological values. 

2.5 Cultural Landscape 
Assessments of cultural and historical values associated with the site have been commissioned 
but have yet to be completed. However, it is expected that a variety of archaeological sites will 
be present within the wider landscape in the vicinity of Pukehangi pā, with particular emphasis 
on horticulture and associated activities. 

The effectiveness of the management of archaeological sites, and sites and areas of cultural 
significance is dependent on the quality of the information available. Early identification in the 
planning stage of the development process means that effective protection measures can be 
put in place where required. 
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2.6 Natural Hazards 
High level assessments have been undertaken to establish if the area is appropriate to develop 
in relation to natural hazards.  Potential land instability and flooding are hazards that have been 
identified and will need to be appropriately designed for. 

There are also area-wide hazards associated with volcanic activity managed through civil 
defence and emergency management. 

2.6.1 Land Instability 

A site-specific ground investigation and qualitative risk assessment has been undertaken 
following the Australian Geomechanics Society 2007 guideline for Landslide Risk Management. 

There are two main risk types for landslips; those generated by increased porewater pressure 
under sustained storm events, and those from earthquake effects.  The earthquake condition is 
the worst case for the site and only one area of the site has elevated risk for static conditions. 

The land is suitable for urban development from a landslide risk perspective provided risks are 
addressed by further assessment and geotechnical design at the time of subdivision and 
development. 

2.6.2 Flooding 

The volume of stormwater runoff will increase with the urbanisation of the Pukehangi Heights 
area due to the increase in impermeable surfaces. 

High level assessments to support the stormwater management approach for the Pukehangi 
Heights area identify that flood attenuation will be required to mitigate the increase in flooding 
risk to downstream properties. 

The general concept is to manage stormwater following a “treatment train” approach, with a 
focus on source control (including ‘on-lot’) measures, distributing to a network of green open 
space that serve as stormwater attenuation structures (including swales for attenuation and 
conveyance and use of larger “dry” basins) before discharging off the site. 

Additional opportunities exist for attenuation within the existing overland flow paths to help 
reduce the peak flow from the upper catchment. This could include attenuation structures on 
land in the western part of the development area. 

The land is suitable for urban development from a flood risk perspective subject to further 
detailed assessment and design at the time of subdivision and development. 

2.1 Three Waters 

2.1.1 Water  

Additional infrastructure will be required to service the development.  Council has been 
undertaking investigations into the options available for supplying water to this area.   

With the current network any development above the 340m contour line requires a booster 
pump. 
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Designations associated with any future public infrastructure may also need to be provided for. 

2.1.2 Wastewater 

There are no major issues with connecting future sites with the wastewater network.  However, 
this will result in the need to undertake some minor upgrades further down the network. 

2.1.3 Stormwater 

As outlined above, a Stormwater Management Plan concept has been developed for the area.  
The general concept is to manage stormwater following a “treatment train” approach, with a 
focus on source control (including ‘on-lot’) measures, distributing to a network of green open 
space that serves as stormwater attenuation areas including swales for attenuation and 
conveyance, and use of larger dry basins before discharging off the site. 

Finalising the design of the stormwater management system for the development is hampered 
by currently incomplete information on the Utuhina catchment. A Catchment Management Plan 
for the wider catchment requires modelling that will consider issues such as future development, 
current flooding risk, and climate change. This work will take approximately 2 years to complete. 

In the meantime, development planning can only occur using conservative assumptions about 
the level of attenuation to protect downstream areas from flooding. For example, preliminary 
planning has assumed that the rate of stormwater runoff will be reduced to 80% of the rural 
catchment runoff rate. This results in large areas needing to be set aside for stormwater 
detention basins, reducing the area of land available for development. 

On the positive side, there is also some potential to reduce current downstream flooding risks 
as part of the current development planning process. 
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2.2 Transportation 
The development of the land will increase traffic numbers on the local road network. 

An assessment of the impact of development of Pukehangi Heights on the road network is 
being undertaken.  This assessment concludes that traffic flows will be relatively low with no 
significant delays to traffic turning in or out of the development. 

An additional road connection from the development of the eastern part of the growth area will 
increase flows on Matipo Avenue. Residents in this area have concerns about the potential 
effect of this traffic on safety and amenity, particularly during construction phases. Alternative 
access options are being investigated, with the aim of identifying the most appropriate 
alternative before any zoning changes are proposed.  

Development of the site presents an opportunity for enhanced walking and cycling access for 
the development site as well as the surrounding community. 

 

2.3 Utilities 
Energy and communication services will be needed to service the site. 

The development planning process will enable utility companies to programme upgrading to 
accommodate the growth. 

All services will need to be underground. 
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2.4 Community Infrastructure 

2.4.1 Open Space 

Additional open space will be required to meet the recreational needs of the additional 
population. 

There is the potential for open space to have a multipurpose function combining passive open 
space with stormwater attenuation. 

The development area offers opportunities for walking and cycling, giving access to outstanding 
views of the lake and Rotorua Caldera, complementing other recreational assets in the local 
areas. 

2.4.2 Local Services 

Local shops are outside an easy walk from most parts of the development area. Once 
development reaches a reasonable level, there may be the need for small scale local shopping, 
health and childcare facilities. 

The general location of these services should be planned in advance to ensure good access is 
available without reliance on private vehicles. This location can also serve as focal point for a 
public transport stop. 

2.4.3 Schools 

The development planning process will enable local schools to programme a potential increase 
in role to accommodate population growth. 

2.5 Soil Contamination 
Past rural activities mean there is some potential for areas of contamination from activities such 
as chemical storage, drenching, and refuelling of vehicles. However, historical information on 
land use suggests these risks are likely to be low, and isolated to specific areas.  

A soil contamination assessment will need to be carried out before any land is developed and 
subdivided, including any large-scale earthworks. 

2.6 Nutrient Management 
When land owners subdivide and develop their sites they will need to ensure that the change in 
land use is within the limits established in their Nitrogen Management Plans, including an 
allowance for the additional load on the Council’s wastewater treatment plant.  

The proposed urbanisation at Pukehangi is likely to be within the defined Nitrogen Discharge 
Allocations. If not, land owners have options, for example, of reducing stock numbers within 
other parts of the farming operation or through revegetation. 
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2.7 Construction 
The change from rural to urban use will result in works being staged over several years to 
undertake bulk earthworks, build roads, establish parks, walkways and stormwater 
management areas, install underground services and construct new homes and other buildings. 

There are foreseeable effects from land development activities including movement of 
construction machinery to site, noise and vibration, visual changes, and air and water borne 
sediment. 

These effects will be temporary and can be reduced through careful site management. 

Large scale earthworks are controlled under a Regional Plan by the Bay of Plenty Regional 
Council, who will place strict conditions on the control of dust and sediment runoff. 

Construction noise is manged by the District Council under the District Plan. A widely accepted 
New Zealand Standard (NZS6803:1999) will be used for the assessment of construction noise. 
Noise management plans will be required to ensure that noise levels are met including by 
limiting working hours and through the selection of appropriate machinery. 

3.0 Options 

Options for the Future Growth Area include: 

• No Change; 

• Residential and Rural Residential Zonings with “Development Plan”; 

• Residential and Rural Residential Zonings with “Structure Plan”; 

• Rural Residential Zone; 

• Rural Zone. 

3.1 No Change 
Under this option, the planning approach would remain as it is: Future Growth Area. 

The current zoning does not relate well to the landform. For example, the elevated terrace 
which could be developed for housing with minor visual effects is currently identified for low 
density lifestyle development. Parts of the more sensitive escarpment are identified for more 
intensive housing development.  

The current planning approach presents a risk that urban development may occur on a 
piecemeal basis with variable or poor long-term outcomes.  

As already outlined, land owners have found that the current planning approach offers little 
certainty for investment, and there are significant hurdles to getting land to market to meet 
current needs. If the planning approach stays as it is, it is unlikely that any significant urban 
development will occur on the land in the foreseeable future.  
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3.2 Residential and Rural Residential Zonings with 
“Development Plan” 

Under this option, the Pukehangi Heights terraces would be zoned Residential 1 (general 
residential). The escarpment would be zoned Rural 2 (lifestyle). 

A Development Plan would be required as part of a resource consent application to indicate 
how each site would be developed and integrated with the surrounding area, and to guide 
stages of development. High-level policy would be provided on the outcomes that are sought. 
Applications would require pubic consultation and be subject to a submission process. 

This option would: 

• Have the potential to meet the objective of the Spatial Plan to provide additional 
residential development capacity and housing choice in the short term; 

• Loss of current rural amenity, but may ensure that the landscape and amenity values of 
the caldera rim were protected; 

• Provide some certainty for development following Development Plan approval; 

• Give confidence to the community about the long-term development outcome; 

• Not comply with the Regional Policy Statement that requires a Structure Plan to be 
prepared for any urban development areas over 4 ha in area. 

3.3 Residential and Rural Residential Zonings with “Structure 
Plan” 

Under this option, the Pukehangi Heights terraces would be zoned Residential 1 (general 
residential). The escarpment would be zoned Rural 2 (lifestyle). 

A Structure Plan would be included in the District Plan to indicate how development should 
occur, including the location of housing, cultural features, landscape management areas, key 
roads, walkways, open space, infrastructure, and community services. 

District Plan rules would enable development to occur in a straightforward manner if conformed 
to the structure plan. Conforming development would be consented by Council without public 
consultation or submissions. 

Any departure from the Structure Plan would require a specific assessment to ensure that 
appropriate outcomes were still being achieved. A departure may also require public 
consultation if any adverse effects occurred beyond the site. 

This option would: 

• Meet the objective of the Spatial Plan to provide additional residential development 
capacity and housing choice in the short term; 

• Loss of current rural amenity, but will ensure that the landscape and amenity values of 
the caldera rim were protected; 

• Provide greater certainty for development and potentially remove some of the hurdles to 
development; 
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• Give confidence to the community about the long-term development outcome; 

• Comply with the Regional Policy Statement that requires a Structure Plan to be 
prepared for any urban development areas over 4ha in area. 

3.4 Rural-Residential Zone 
Under this option, all of the land would be zoned Rural 2 (Lifestyle). A landscape and visual 
assessment would be required for any development proposal to ensure that Caldera Rim values 
were protected. 

This option would likely result in a greater part of the rural landscape character and amenity 
being maintained. 

This option would 

• Have reduced impact on local transport network, albeit that has not been identified as 
constraint to urbanisation. All sites would need to be provided with reticulated 
wastewater disposal; 

• Not meet the Spatial Plan objective for housing supply and choice; 

• Forego future urban options. Rural residential zoning is not an effective transition to 
urban zoning as the pattern of development will make future urban development 
impractical.  

3.5 Rural Zone 
Under this option, all the land would be zoned Rural 1. 

This option would: 

• Maintain the rural landscape character and amenity values currently enjoyed by 
residents in the area, 

• Remove development potential which is an expectation of current land owners. 

• Not meet the Spatial Plan objective for housing supply and choice.  

3.6 Preferred Approach 
Of the options identified, a Residential and Rural Residential Zoning with a Structure Plan 
appears likely to provide the best development outcome and greatest overall environmental 
benefit. 

A draft Plan Change that gives effect to this option has been prepared to show, in a more 
detailed way, how urban development could be managed under the District Plan.  

Issues still to be addressed in the draft plan change include identification of sites and areas of 
cultural or archaeological significance, and the consideration of alternative access 
arrangements to manage potential adverse traffic effects on Matipo Avenue.  
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4.0 Next Steps 

Council is seeking community feedback on the issue and options.  This could include 
identification of options that have not yet been considered. 

This feedback will be taken into consideration by the Council in determining the scope of any 
future District Plan Changes. 

Any Plan Change will be publicly notified and open to submissions. Plan Changes will also be 
supported by full assessments of environmental effects and detailed consideration of 
alternatives. 

Public notification is currently programmed to occur in early 2019. 

If you have any feedback please get in contact either by: 

Email:  info@rotorualc.nz 

Post:  Rotorua Lakes Council  
Private Bag 3029 
Rotorua Mail Centre 
Rotorua 3046 

If you would like to discuss any of the above, please feel free to contact Council on Ph: 07 348 
4199. 

  

mailto:info@rotorualc.nz
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Draft Plan Provisions and Structure Plan 
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Draft for Issues and Options Report 

APPENDIX 5 

DEVELOPMENT PLANS, DEVELOPMENT AREAS, AND STRUCTURE 
PLANS 

A5.1 INTRODUCTION 

There are eleven development plan areas, these being 

This Appendix includes Development Plans and Structure Plans, along with the supporting 
provisions (where relevant), for the following areas: 

A5.2 Parklands Estate Pukehangi Road Development Plan 

A5.2A Pukehangi Heights Development Area 

A5.3 Wharenui Road Area Development Plan 

A5.4 Scion Innovation Park Development Plan 

A5.5 Waipa Business Park Development Plan 

A5.6 Whangamoa Trust – Ōtaramarae Development Plan 

A5.7 Lakefront East Development Plan   

A5.8 Twin Oaks Development Plan 

A5.9 Taheke 8C Development Plan 

A5.10 Ōturoa Vista Development Plan 

A5.11 Ōwhatiura Development Plan 

A5.12 Kāingaroa Papakāinga Development Plan 

 

A5.2A PUKEHANGI HEIGHTS DEVELOPMENT AREA 

A5.2A.1 Introduction 

 The Pukehangi Heights Development Area adjoins the existing urban area to the south west of 
Pukehangi Road.  The area has been identified for future growth given it is close to central 
Rotorua, has good aspect and views that create an opportunity for high amenity residential 
development, and is contiguous with existing urban development giving ease of access to 
infrastructure. 

Area wide assessments of landscape, natural hazards, transport and stormwater have been 
undertaken to ensure the suitability of the area for a mix of development types including low 
and medium density residential development and large lot residential development. 

Pukehangi Heights Development Area provides potential for comprehensive, integrated 
development with associated landscape, ecological, water quality and public access benefits. 

The Pukehangi Heights Development Area is located on the lower slopes of the Caldera Rim. The 
Caldera Rim landscape has been recognised as being highly valued by the Rotorua community. 
The landscape values of the Caldera Rim have been assessed in the ‘Rotorua Caldera Rim – 
Caldera Rim Rural Character Design Guideline’ (October 2012), which also provides guidance on 
how to integrate growth and land use change into the landscape. 

The Design Guideline identifies the Pukehangi Heights Development Area as being within the 
‘less sensitive rural landscape’ situated below the RL385 contour.  Above this contour, the areas 
rural or natural character should be maintained.  The less sensitive rural landscape still contains 
important rural character and amenity values but is less sensitive to land use change. 

The main land form broadly comprises two terraces with an escarpment between.  The Lower 
Terrace adjoins Pukehangi Road and slowly rises to meet the Mid-site Escarpment that rises to a 
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broad Upper Terrace extending northwest/southeast with intervening valleys. The Upper 
Terrace has an escarpment backdrop. 

The urban design approach seeks to enable development while maintaining and enhancing 
identified environmental values.  This is guided by the Pukehangi Heights Development Area 
Structure Plan that applies both general and place-specific principles. 

The general principles are: 

• Development that responds to the landscape values of the Caldera Rim and the topography 
of the area;  

• Roads, walkways and cycleway connections throughout the area and connecting with 
adjoining sites;  

• Comprehensively designed low impact stormwater management integrated with 
development;  

• Enhancement of ecological values by including indigenous vegetation plantings; and  
• Excellent urban design outcomes for solar access and passive surveillance of public spaces.    

The place-specific principles are: 

Lower Terrace 

• Low density residential development; 
• Medium density residential development located on land of easy contour adjacent to local 

services and open space, and sleeved with lower density residential development, 
commercial development or open space to provide an harmonious transition with existing 
low density residential development along Pukehangi Road;  

• Small commercial areas for local convenience retail, a cafe and or childcare located near to 
intersections with Pukehangi Road; and 

• A transitional area along the base of the Mid-site Escarpment where additional landscape 
and building controls apply (Escarpment Transition Area 1). 

Mid-site Escarpment 

• Partially re-vegetated native bush and specimen tree network to form a backdrop to the 
development on the Lower Terrace; 

• Large lot residential development; 
• Landscape design that integrates development with the surrounding environment including 

the ‘Parklands Estate’ Development; and 
• Design controls on buildings. 

Upper Terrace 

• Low density residential development; and 
• A transitional area along the front of the Upper Terrace where additional landscape and 

building controls apply (Escarpment Transition Area 2). 

Upper Escarpment 

• Partial re-vegetation to form a coherent transition from the Parklands Estate development 
and to create a backdrop to development on the Upper Terrace. 

Pukehangi Southern Slopes 

• Rural 2 Zone provisions apply. 

The specific objectives, policies and rules for the Pukehangi Heights Development Area identify 
outcomes that are additional to those sought by the general provisions of the Residential 1 and 
Rural 2 Zoning of the land.  Where there is any conflict, the specific provisions shall take 
precedence. 

 

A5.2A.2 Objectives and Policies 
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 The objectives and policies shall be read in conjunction with the provisions for the underlying 
Residential 1 and Rural 2 zoning. 

 Objective 1:  Pukehangi Heights Development Area – Landscape Values 

 Maintain the valued landscape character and amenity values associated with the wider caldera 
rim while enabling development that is consistent with the principles of the Pukehangi Heights 
Development Area Structure Plan and visually integrates with surrounding land uses. 

 Policy 
1.1 

Lower Terrace – Low Density Residential Development 

  Enable development on the Lower Terrace that is consistent with Residential 1 
Objectives and Policies. 

 Policy 
1.2 

Lower Terrace – Medium Density Residential Development 

  Enable medium density residential development within defined locations where the 
development is designed to provide diversity and choice in housing and to integrate 
with the character of the surrounding area.  

 Policy 
1.3 

Lower Terrace – Maintenance of Landscape Values 

  Manage the landscape and visual sensitivity at the base of the Mid-site Escarpment 
by defining an area (Escarpment Transition Area 1) within which additional 
measures will apply: 

o using recessive colours on structures and buildings, and controls on 
building height to mitigate visual effects;   

o using landscape planting to mitigate visual effects of development and to 
provide a coherent transition between the landscape character of the 
Lower Terrace and the Mid-site Escarpment; 

o avoiding changes to land form that require visually obtrusive retaining 
structures; and 

o other measures that mitigate the visual impact of development.  

 Policy 
1.4 

Mid-site Escarpment – Large Lot Residential Development 

  Enable large lot residential development on the Mid-site Escarpment that allows for 
view shafts from all identified building platforms whilst providing a partially re-
vegetated native bush and specimen tree network. 

 Policy 
1.5 

Mid-site Escarpment – Maintenance and Enhancement of Landscape Values 

  Maintain and enhance the landscape values of the Mid-site Escarpment by: 

• Providing a visual character that is dominated by areas of re-vegetation near 
the Parklands Estate developmen’ transitioning through to an open space 
character close to Matipo Avenue and Paradise Valley Road; 

• Reducing the visibility of development on the Mid-site Escarpment; 
• Providing an open space and integrated vegetated backdrop to development on 

the Lower Terrace that retains the natural landform integrity, and; 
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• Ensuring that development achieves the intended landscape outcomes through 
a design process that takes into account the landscape values and attributes of 
the site; 

• Controlling the landscape and visual effects of buildings, structures and 
earthworks following the completion of development by: 
o clustering built development to enhance the dominance of open space and 

re-vegetation and to minimise the visibility of roads and accessways; 
o avoiding urbanised boundary lot fencing dominating the pattern of 

development along the Mid-site Escarpment.   
o locating buildings away from the escarpment edges; and 
o locating building platforms to minimise the need for extensive earthworks. 

 Policy 
1.6 

Upper Terrace – Low Density Residential Development 

  Enable development on the Upper Terrace that is consistent with Residential 1 
Objectives and Policies. 

 Policy 
1.7 

Upper Terrace and Upper Escarpment – Maintenance and Enhancement of 
Landscape Values 

Maintain and enhance the landscape and visual values of the Upper Terrace and 
Upper Escarpment by: 

• Avoiding development above 385m asl on the Upper Escarpment; 
• Managing the landscape and visual sensitivity at the top of the Mid-site 

Escarpment by;  
o defining an area (Escarpment Transition Area 2) within which additional 

measures will apply; 
o ensuring buildings are well set back from the edge;  
o ensuring that there is good separation between buildings to create a low-

density character when viewed from the central Rotorua urban area; 
o avoiding a uniform pattern of development; 
o using recessive colours on structures and buildings, and controls on 

building height to mitigate visual effects; 
o using landscape planting to mitigate visual effects of development and to 

provide a coherent transition between the landscape character of the Mid-
site Escarpment and the Upper Terrace while providing for view shafts 
from all identified building platforms near the edge; and  

o other measures that mitigate the visual impact of development. 
 

 Policy 
1.8 

Pukehangi Southern Slopes 

  Enable development and land use activity that is consistent with Rural 2 objectives 
and policies. 

 Policy 
1.9 

Integration with surrounding areas 

  Provide a visual transition from the indigenous bush character of the Parklands 
Estate Development to the landscape character of the surrounding area. 

 Objective 2:  Pukehangi Heights Development Area – Integrated Urban Design 
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  The environmental quality, character and amenity values of the Pukehangi Heights 
Development Area are developed and then maintained and enhanced through 
appropriate urban design. 

 Policy 
2.2 

Lower Terrace – Medium Density Residential Development 

  Enable medium density development that delivers the following qualities and 
characteristics: 

• Buildings with design qualities appropriate to higher density living; 
• Visual and aural privacy; 
• Diversity of built form; 
• Smaller household units and apartment style living; 
• Outdoor space of a high quality; and 
• Amenity planting to reduce the dominance of the built environment. 

 Policy 
2.3 

Environmental Enhancement 

  Reduce nutrient losses, restore and enhance indigenous biodiversity and ecological 
functioning through partial re-vegetation of the Mid-site Escarpment. 

 Policy 
2.4 

Integration of Land Use and Stormwater Management 

  Provide for integrated management of land use and stormwater by: 

• Management of water quality through development of a “treatment train” 
using measures that distribute stormwater management across the site 
including: 

o Source Control - individual lot level stormwater management 
approaches for small scale events such as raingardens, rainwater 
harvesting; 

o Site Control – collecting and conveying flow from a collection of lots 
through to smaller zones in ‘sacrificial’ stormwater management zones 
such as dry attenuation zones, swales, through to;  

o Regional Control - larger dedicated catchment facilities, such as 
detention basins, ponds and wetlands. 

• Minimising the formed width of roads to reduce stormwater run-off while 
ensuring that road safety is maintained; 

• Integrating the use of open space for stormwater management and recreation; 
and 

• Allowing for a reduction in size of the stormwater and public open space 
reserves on the Lower Terrace where they are not required for stormwater 
management or recreation.   

 Policy 
2.5 

Street Character and Amenity 

  Develop a local street character that: 

• Minimises the formed width of roads to create a low speed road environment, 
while ensuring that road capacity, function and safety is maintained; 

• Provides a wide vegetated berm incorporating street planting on the Upper and 
Lower Terraces to create an attractive street environment and to break up the 
mass of buildings and development; 

• Reduces building setbacks to promote the use of streets as safe social spaces; 
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• Promotes passive surveillance of the street through visually permeable street 
boundary fencing; and 

• Minimises vehicle crossings onto Pukehangi Road to ensure the safety of any 
future cycleway along Pukehangi Road is protected. 

 Policy 
2.6 

Local Reserves and Open Space 

  Ensure the design of reserves and open space incorporates best practice, including 
the application of Crime Prevention through Environmental Design principles. 

 Policy 
2.7 

Public Walking and Cycling Access 

  Provide high levels of connectivity within and around the site for walking and 
cycling. 

 Policy 
2.8 

Local Services 

  Enable small scale retail, cafe and childcare activities to provide convenient and 
highly accessible local services to the Development Area and surrounding residential 
area. 

 

 Objective 3:  Pukehangi Heights Development Area – Natural Hazard Risk Management 

 Ensure that development within the Pukehangi Heights Development Area achieves and 
maintains a low level of natural hazard risk to the site and does not increase risk to surrounding 
areas. 

 Policy 
3.1 

Flooding and Stormwater 

Ensure that a low risk from flooding is maintained following subdivision and 
development by: 

• Reducing of the rate of stormwater runoff from sites to 80% of the 
predevelopment rate for 10% and 1% AEP storm events, unless catchment 
modelling determines that a lower level of on-site mitigation can achieve an 
acceptable level of risk; 

• Providing overland flow paths for events that are greater than that designed 
for; and 

• Providing for other treatment measures that may arise because of site specific 
assessments to ensure that risk from flooding to the site and surrounding areas 
is low. 

 Policy 
3.2 

Landslide and Liquefaction 

Ensure that a low risk from landslide or liquefaction is maintained following 
subdivision and development by 

• Undertaking a landslide assessment in accordance with AGS 2007 Landslide Risk 
Management Framework as part of any application for subdivision; 

• Undertaking a liquefaction assessment in accordance with Ministry of Business, 
Innovation and Employment (MBIE) Guidance as part of any application for 
subdivision; and 

• Implementing any necessary risk treatment measures to ensure that risk from 
landslide or liquefaction to the site and surrounding areas is low. 

A5.2.3 Rules - Pukehangi Heights Development Area - Residential 1 

A5.2.3.1 Activities 

  Table 5.2.3a Pukehangi Heights Development Area Residential 1 
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  Rules Activity Status 

Land Use  

1. Any of the activities listed in the Residential 1 
Zone but located in this Development Area 
other than those activities listed below. 

As for Residential 1 Zone 

2. Any activity stated as a permitted activity that 
does not meet the performance standards in 
A5.2.3.3. 

RD 

3. Development within the ‘Medium Density 
Residential Development Area’ that meets 
Performance Standard A5.2.3.3 - 9. 

RD 

4. Development within the ‘Medium Density 
Residential Development Area’ that does not 
meet Performance Standard A5.2.3.3 - 9. 

D 

5. Child Care Centre within the Community, Retail 
and Commercial Area shown on the Structure 
Plan. 

RD 

6. Convenience Retail within the Community, 
Retail and Commercial Area shown on the 
Structure Plan. 

RD 

7. Café within the Community, Retail and 
Commercial Area shown on the Structure Plan. RD 

8. Subdivision  

9. Subdivision that is consistent with the 
principles of the Structure Plan for the 
Pukehangi Heights Development Area and that 
complies with the Pukehangi Heights 
Development Area - Residential 1 Subdivision 
Performance Standards A5.2.3.4. 

RD 

10. Subdivision that is not consistent with the 
principles of the Structure Plan for the 
Pukehangi Heights Development Area. 

D 

11. Subdivision that would otherwise be a 
Restricted Discretionary Activity and that does 
not comply with one or more of the Pukehangi 
Heights Development Area - Residential 1 
Subdivision Performance Standards A5.2.3.4. 

D 

12. Subdivision within a Stormwater and 
Passive Open Space Overlay. RD 

13. Subdivision within the ‘Medium Density 
Residential Development Area’ that meets 
Performance Standard A5.2.3.4 – 7. 

RD 

 

A5.2.3.2 Non-Notification 
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  Any application for resource consent for the following activities shall be considered 
without public or limited notification or the need to obtain the written approval 
from affected parties if the: 

• Subdivision and development is consistent with the principles of the Pukehangi 
Development Area Structure Plan. 

• Comprehensive Residential Development meets Performance Standard A5.2.3.4 
- 7. 

A5.2.3.3 Performance Standards - Land Use 

 1 The Residential 1 Zone provisions along with any other specific provisions apply in 
this Development Area unless otherwise specified below. 

 2 Yards 

a. The minimum yard for buildings shall be as follows: 

i. Front yards: 3.0m 

ii. A garage door or carport shall be located at least 4.5m from the front 
boundary 

iii. Side and rear yards: 1.5m 

iv. Rear sites - south yard: 1.5m 

v. Rear sites - all other yards:  2.5m 

b. Except on side boundaries where there is an existing common wall between 
two semi-detached units on adjacent sites, or where a common wall is 
proposed, no yard setback is required along that part of the boundary covered 
by such a wall. 

 3 Outdoor Recreation and Amenity Space 

a. The outdoor recreation and amenity space (including decks) shall be: 

i. a minimum of 40m2 of the net site area excluding any areas used for 
parking and turning vehicles; 

ii. directly accessible from the principal living room, dining room or 
kitchen; and  

iii. capable of containing a 4.5m diameter circle. 

b. Where the outdoor recreation and amenity space is located on the southern 
side of the dwelling it must be located at least 4m from the southern end of 
building. 

 4 Impervious Area 

The maximum site coverage for impermeable surfaces shall be 55%. 

 5 Fence and Wall Height 

a. The maximum height of any fence, wall or combination of these structures on 
the front boundary of a site or adjoining any public open space shall not 
exceed 1.6m in height. 

b. Any fencing above 1.2m in height shall be visually permeable. (That being that 
at least 50% of the front face of the fence can be seen through).  

 6 Density 

a. Semi Detached Unit 
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In addition to the Residential Zone Performance Standard (4.6.4.a), the 
minimum net site area for a semi-detached unit shall be 500m2 (250m2 per 
unit). 

b. Smaller sites 

Where a site is less than 450m2, the maximum density shall be one dwelling per 
site.   

 7 Escarpment Transition Area 1 

a. Reflectivity:  The reflectivity value of external walls and roofs shall not exceed 
37%. 

b. Fences and retaining walls:  

i. Retaining walls shall not exceed 2m in height; and 

ii. Fencing or retaining walls shall be screened with planting or 
constructed of low visibility materials such as, natural materials 
including stone and timber that weather naturally, or if painted, 
colours with a reflectivity value that shall not exceed 25%. 

Note: Other conditions on site development may be identified in a Consent Notice 
registered on the relevant Certificate of Title. 

 8 Escarpment Transition Area 2 

a. Height: The maximum height of a building or structure shall be 6m; 

b. Yards:  

i. The minimum side yard for buildings shall be 5m and one side yard 
may be reduced to 2m; and 

ii. The minimum rear yards for buildings shall be 7m. 

c. Modulation: Maximum continuous building length shall be 15m. 

d. Household Unit Density: One dwelling per lot. 

e. Reflectivity:  The reflectivity value of external walls, roofs and joinery shall not 
exceed 37%. 

f. Fences and retaining walls: Fencing or retaining walls shall be screened with 
planting or constructed of low visibility materials such as, natural materials 
including stone and timber that weather naturally, or if painted, colours with a 
reflectivity value that shall not exceed 25%. 

Note: Other conditions on site development may be identified in a Consent Notice 
registered on the Certificate of Title of the site. 

 9 Medium Density Residential Development 

a. Location: Within the areas as indicated on the Pukehangi Heights Development 
Area Structure Plan. 

b. Urban Design Assessment: An Urban Design Assessment shall be provided with 
any resource consent application.  The assessment shall be prepared by a 
suitably qualified urban design professional and shall set out the development 
objectives and design principles and address all matters of discretion in 
A5.2.5.3. 

c. Minimum net site area:  1500m2. 

d. Minimum net site area per dwelling:  200m². 

e. Maximum height: 9m. 
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f. Private outdoor living space: 

i. Ground floor unit: A minimum of 25m2 being able to accommodate a 
4m diameter circle situated adjacent to one of the main living areas of 
the dwelling on the northern, eastern, or western side of the property; 

ii. Upper floor unit: A minimum of 10m² being able to accommodate a 
2.5m diameter circle situated adjacent to one of the main living areas; 
and 

iii. Any outdoor living space provided shall be exclusive of any access 
space. 

g. Storage and service space: A minimum of 5m2 of open space per dwelling that 
can accommodate a 2m diameter circle. 

 10 Community, Retail and Commercial Activities 

a. Location: Within each of the areas indicated on the Pukehangi Heights 
Development Area Structure Plan the following activities may occur. 

i. Convenience retail activities not exceeding 600m2 in total gross floor 
area within each centre provided that any one tenancy shall be limited 
to a maximum of 300m2; 

ii. Café: Up to 200m2 net floor area; and 

iii. Early Childhood Centre: Up to 50 Children. 

A5.2.3.4 Performance Standards - Subdivision 

 1 The provisions of Part 13: Subdivision for the Residential 1 Zone, along with any 
other relevant provisions of the District Plan, apply in the Pukehangi Heights 
Development Area unless otherwise specified below. 

 2 Minimum Lot Width for Solar Access 

The minimum width of any property where the front boundary faces north, and 
access is from the north, or is within 25 degrees of north, shall be 18m. 

 3 Semi-detached Units 

Minimum lot area: 500m2. 

 4 Escarpment Transition Areas 1 and 2 

A Landscape and Visual Assessment shall be provided for subdivision in Escarpment 
Transition Areas 1 and 2, prepared by a suitably qualified landscape architect and 
shall address: 

i. Finished land contours and retaining structures; 

ii. Layout of roads, access, buildings, and other structures; 

iii. Landscape mitigation planting; and 

iv. Design controls. 

 5 Re-vegetation of Upper Escarpment 

a. The Upper Escarpment shall be partially re-vegetated to provide a backdrop to 
development on the Upper Terrace. 

b. A subdivision consent application for all or part of the Upper Terrace shall 
include any part of the Upper Escarpment adjoining that part of the Upper 
Terrace. 
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c. Upper Escarpment Planting Plan: A planting plan shall be provided with the 
subdivision consent application.  This shall be prepared by a suitably qualified 
landscape architect and shall specify: 

i. A planting schedule; 

ii. A planting programme; and 

iii. A post-planting maintenance regime including a pest plant and pest 
animal management programme; 

 6 Medium Density Residential Development 

Subdivision for Medium Density Residential Development assessed under Rule 
A5.2.5.3. 

 7 Stormwater Management 

A Stormwater Management Plan shall be provided which shall address; 

• The proposed development layout for the applicable catchment; 
• An assessment of effects on stormwater water quality and quantity; 
• Proposals for management of stormwater water quality and quantity; 
• Infrastructure to be vested in the council; and 
• Staging and timing for the vesting of infrastructural assets. 

 8 Natural Hazard Risk Management 

A Natural Hazard Risk Assessment that complies with Regional Policy Statement 
Appendix L – Methodology for Risk Assessment shall be provided which shall 
address: 

• Flooding; and 
• Land instability and liquefaction. 

 9 The location of the following features shall, where relevant to the subdivision, be 
delineated on the plan of subdivision and identified in a Consent Notice registered 
on a on the relevant Certificate of Title: 

a. Escarpment Transition Areas; and 

b. All Lots to be used for Community, Retail and Commercial Activities in 
accordance with Rule A5.2.3.3 - 9 

A5.2.4 Rules - Pukehangi Heights Development Area Mid Site Escarpment - Rural 2 Zone 

 The Rural 2 Zone provisions along with any other specific provisions apply in this Development 
Area unless otherwise specified below. 

A5.2.4.1 Activities 

  Rules Activity Status 

Land Use  

1.  Any of the activities listed in the Rural 2 Zone but 
located in this Development Area other than those 
activities listed below.   

As for Rural 2 
Zone 

2. Any activity stated as a permitted or controlled 
activity that does not meet all of the relevant 
performance standards listed in A5.2.4.3. 

RD 
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3. Household unit. P 

4.  Additional or subsidiary household unit. RD 

Subdivision  

5. Subdivision within the Pukehangi Heights 
Development Area that is consistent with the 
principles of the Pukehangi Heights Development 
Area Structure Plan and that complies with the 
Pukehangi Heights Development Area – Rural 2 
Subdivision Performance Standards. 

RD 

6. Subdivision within the Pukehangi Heights 
Development Area that is not consistent with the 
principles of the Pukehangi Heights Development 
Area Structure Plan. 

D 

7.  Subdivision that would otherwise be a Restricted 
Discretionary Activity and that does not comply with 
one or more of the Pukehangi Heights Development 
Area – Rural 2 Subdivision Performance Standards. 

D 

 

A5.2.4.2 Non-Notification 

  Any application for resource consent for the following activities shall be considered 
without public or limited notification or the need to obtain the written approval 
from affected parties if the: 

• Subdivision and development that is consistent with the principles of the 
Pukehangi Heights Structure Plan. 

A5.2.4.3 Performance Standards – Land Use 

 1 The Rural 2 Zone provisions along with any other specific provisions apply in this 
Development Area unless otherwise specified below. 

 2 Height 

The maximum height of any building or structure shall be 6m. 

 3 Building Location 

All buildings shall be located within the buildable area/s identified on each 
allotment. 

 4 Site Coverage 

Site coverage of all buildings shall not exceed 400m². 

 5 Density 

One household unit per site. 

 6 Reflectivity  

The reflectivity value of external walls, roofs and joinery shall not exceed 37%. 

 7 Fencing or Retaining Walls  

Fencing or retaining walls adjacent to the escarpment shall be screened with 
planting or constructed of low visibility materials such as, natural materials including 
stone and timber that weather naturally, or if painted, colours with a reflectivity 
value that shall not exceed 25%. 
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Note: Fencing shall be low key in design and avoid urbanised post and panel 
boundary lot fencing that will dominate the pattern of development along the mid-
site escarpment.  Post and 3 – 5 rail and wire fencing is appropriate. 

 8 Forestry 

No forestry activity except: 

a. re-vegetation that is consistent with the principles of the Pukehangi Heights 
Structure Plan; or 

b. forestry activity within the Pukehangi Southern Slopes. 

A5.2.4.4 Performance Standards – Subdivision 

 1 Minimum Lot Area 

The minimum average area of lots in the Mid-site Escarpment shall be 4,000 m2.  For 
the avoidance of doubt the calculation of the minimum average area shall include 
all land in the Mid-site Escarpment that is open space, reserves and roads, 
regardless of any such land being vested in Council.   

 2 Building Platform and Access  

Each new lot shall show the location of a suitable building platform of at least 
200m2 and the alignment of future access. 

 3 Landscape Concept Plan and Visual Assessment 

A landscape concept plan and visual assessment shall be provided with the 
subdivision consent application.  The landscape concept plan and visual assessment 
shall be prepared by a suitably qualified landscape architect and shall demonstrate 
how the objectives and policies for the maintenance and enhancement of landscape 
values will met, including but not limited to the consideration of building locations, 
built form, ancillary structures, earthworks, vegetation, access and lighting. 

  The following detail shall be required as a condition of consent: 

a. A planting schedule; 

b. A planting programme; 

c. A post-planting maintenance regime including a pest plant and pest animal 
management programme; and 

d. Ownership and management systems to enable the planting programme and 
maintenance regime to be undertaken in an ongoing manner. 

 4 Stormwater Management 

A Stormwater Management Plan shall be provided which shall address; 
• The proposed development layout for the entire site; 
• An assessment of effects on stormwater water quality and quantity; 
• Proposals for management of stormwater water quality and quantity; 
• Infrastructure to be vested in the council; and 
• Staging and timing for the vesting of infrastructural assets. 

 5 Natural Hazard Risk Management 

A Natural Hazard Risk Assessment that complies with Regional Policy Statement 
Appendix L – Methodology for Risk Assessment shall be provided which shall 
address: 

• Flooding; and 
• Land instability and liquefaction. 
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A5.2.5 RESTRICTED DISCRETIONARY ACTIVITIES: METHOD OF ASSESSMENT 

 Council shall restrict its discretion to the following matters. 

A5.2.5.1 Land Use within the Pukehangi Heights Development Area – Residential 1 Zone and Rural 2 
Zone that does not meet the performance standards 

 1 The effects of non-compliance with the performance standards; and  

 2 The extent to which the objectives and policies of the Pukehangi Heights 
Development Area and the Residential 1 Zone and Rural 2 Zone will continue to be 
met. 

A5.2.5.2 Land Use within the Pukehangi Heights Development Area – Medium Density Residential 
Development on the Identified Sites 

 1 The extent to which the principles of the Pukehangi Heights Development Area 
Structure Plan will be achieved; 

 2 The extent to which the objectives and policies of the Pukehangi Heights 
Development Area and the underlying zone will be met; 

 3 The compatibility between surrounding residences and the proposed development, 
having regard to the protection of visual and aural privacy and visual dominance of 
buildings; and 

 4 The quality of the environmental outcomes achieved for residents within the 
development having regard to: 

a. Visual and aural privacy; 

b. Access to open space; 

c. On-site amenity planting; 

d. Accessibility for all abilities; 

e. Pedestrian and cycle connectivity; 

f. Safe and convenient access and parking for vehicles; and 

g. Solar access and passive heating and ventilation.  

A5.2.5.3 Land Use within the Pukehangi Heights Development Area - retail, cafe and early childhood 
centres 

 1 The extent to which the principles of the Pukehangi Heights Development Area 
Structure Plan will be achieved; 

 2 The extent to which the objectives and policies of the Pukehangi Heights 
Development Area and the underlying zone will be met; 

 3 The compatibility between the proposed development and surrounding residential 
activities having regard to the protection of visual and aural privacy, and visual 
dominance of buildings; 

 4 The extent to which the development will promote walkable access to local services; 
and 

 5 The extent to which the development provides for safe and convenient access and 
parking for vehicles, and minimises traffic congestion within the surrounding 
streets. 

A5.2.5.4 Land Use within the Pukehangi Heights Development Area Additional or Subsidiary household 
unit - Rural 2 Zone 
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 1 The extent to which the principles of the Pukehangi Heights Development Area 
Structure Plan will be achieved; and 

 2 The extent to which the objectives and policies of the Pukehangi Heights 
Development Area and the underlying zone will be met. 

A5.2.5.5 Subdivision within the Pukehangi Heights Development Area – Residential 1 Zone, Rural 2 
Zone and Passive Open Space Overlay 

 1 The extent to which the principles of the Pukehangi Heights Development Area 
Structure Plan will be achieved; 

 2 The extent to which the objectives and policies of the Pukehangi Heights 
Development Area and the underlying zone will be met; and 

 3 The appropriateness of ownership and management measures to ensure the 
required re-vegetation is maintained in perpetuity. 
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