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ANNEXURE 2 

UPDATED (AND CURRENT) MASTERPLAN 

  



KEY
1.	 New Connection to Papamoa East 2 Interchange

2.	 Bell Road (Existing)

3.	 Main Central Boulevard

4.	 Stormwater Reserve / Conveyance Swale

5.	 Major Neighbourhood Reserve

6.	 Stormwater Treatment Wetland Area

7.	 Landscape Buffer Strip / Development Extent 
(subject to LVA (TBC))

8.	 Existing Power Sub-Station

9.	 Existing Pathway Access Under TEL                          
(via Large Box Culvert)

10.	Stormwater Wetland Outlet to Kopuaroa Canal
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	Introduction
	1. The Wairakei South Project (“Project”) is currently listed in Schedule 2 of the Act. That listing includes the following description:
	2. As outlined in that description, the purpose of the Project is to deliver a large-scale, comprehensively planned mixed-use development at Bell Road, Pāpāmoa. The Project addresses the critical shortage of housing and business land in the Western Ba...
	3. In summary, the Project will create a well-functioning urban environment with integrated residential, industrial, and supporting infrastructure, contributing to economic growth, housing supply, and long-term community wellbeing. In this regard, we ...
	(a) The Project is master planned by way of a detailed framework plan.
	(b) The Project area is large enough in scale to contribute towards the current undersupply of both business and residential land in Tauranga.
	(c) The Project site offers great regional accessibility and takes advantage of the Tauranga Eastern Link (SH2) and Pāpāmoa East Interchange (currently under construction) for this access.
	(d) There are benefits of funding and infrastructure delivery being developer led.
	(e) The effects of climate change and natural hazards have already been assessed in terms of technical reporting.
	(f) Consultation is established and on-going with relevant councils, iwi and neighbouring properties.
	(g) The Project is located close to large employment nodes, including The Sands Town Centre and Rangiuru Business Park.
	(h) The wetlands proposed offer substantial stormwater management advantages and provide ecological benefits which are regionally significant.

	4. Following the Project being listed in the Act, the substantive application has been actively progressed and is on-track to be lodged by the end of February 2026. However through this process of project development, the exact boundaries of the Proje...
	5. The purpose of this application is therefore to formally amend the exact land area and legal titles over which the Project will be undertaken, as now provided for in section 117A of the Act. To that end, this application addresses the following below:
	(a) The changes to the Project description that are required;
	(b) The applicable statutory criteria to be met for those changes to be approved;
	(c) Assessment of the changes against those criteria; and
	(d) Conclusion.

	Required changes to the Project description
	6. As noted, since the Project’s original referral application was made and approved, there have been some minor adjustments to the Project’s exact boundaries and accordingly, the land titles that the Project relates to. Specifically:
	(a) Three properties (the Hurst and Powerco properties) have been removed and are no longer affected by the Project; and
	(b) Four properties (the Aquila, Thompson, Perpetual Trust and Tranz Port properties) have been added and are now affected by the Project.

	7. Attached as a visual depiction of this change are both the original masterplan included with the 2024 referral application (Annexure 1) and the current masterplan which reflects the Project’s amended boundaries going forward (Annexure 2).
	8. For ease of reference, the previous and current legal descriptions and site areas for the Project are outlined in Table 1 below. A full table showing the title and ownership information is also attached as Annexure 3.
	9. As can be seen from Table 1, the Project will cover approximately the same area of land under both its existing and amended boundaries (352ha vs 349ha respectively).
	10. Other than this change in boundaries and legal parcels, all other aspects of the Project remain the same. In particular, the nature and scope of resource consents required for the Project remain as originally outlined. Further, the Project will st...
	(a) Deliver approximately 128.4ha of medium density residential development, incorporating a range of housing typologies and choices within a network of walkable housing;
	(b) Include (and be supported by) a multi-modal transport environment, with a direct connection to the adjacent Wairakei town centre via the interchange currently under construction;
	(c) Contribute to a well-functioning urban environment, because (as its evidence from the attached masterplan) it has a strong spatial logic at a macro urban scale;
	(d) Be located adjacent to both the existing Wairakei and planned Te Tumu Urban Growth Areas as well as the Tauranga Eastern Link (SH2) and the Pāpāmoa East Interchange, so have future connection possibilities to Te Puke;
	(e) Incorporate employment areas, service centres, Neighbourhood and Local Centres, together with a school and neighbourhood reserves, providing a highly functioning environment that has a strong live-work-learn-play framework;
	(f) Use existing infrastructure in Wairakei South, providing significant obvious advantages over other possible future development areas in the locality, which would require major network upgrades that have yet to be funded, designed, consented, const...
	(g) Create an extensive stormwater and recreational wetland reserve that will assist to mitigate historical flooding to low lying areas of the wider catchment, while providing a community asset of considerable utility (noting that over 90% of original...
	(h) Provide approximately 52.6ha of industrial land, creating employment and business opportunities for the existing and future residents of Pāpāmoa, Wairakei and Te Puke.

	The applicable statutory criteria for approving amended description
	11. The principal statutory provision relevant to this application is section 117A of the Act, which reads as follows:
	Assessment of the changes against those criteria
	12. With respect to the criteria from sections 117A(2) and (3) of the Act and based on the assessment outlined above, it is submitted as follows:
	(a) The requested amendments to the Project description will not change (or in any way detract from) the Project’s significant regional/national benefits, its purpose or the scale, and nature of the works involved in the Project.
	(b) The location of the Project will alter slightly as a result of the amended Project description being sought. However, that change in location will not result in a substantially (or even materially) different Project from that which was approved fo...
	(c) The requested amendments will not result in any new project being added to the list in Schedule 2 of the Act.
	(d) Having regard to the above, the Minister can be satisfied (by some margin) that the scope of the Project will not be substantially different as a result of the amendment now being sought by the Applicant.

	Conclusion
	13. By way of this application, the Applicant seeks that the Project listing/description be amended by:
	(a) Changing the description of the Project in Schedule 2 of the Act so it reads as follows:
	(b) Substituting the master plan for the Project for that included as Annexure 2; and
	(c) Updating the records of title and appellations of the land on which the Project is to be undertaken to read as outlined in the second row of Table 1 above.

	14. As noted, the substantive fast-track application for the Project is now well advanced, with the Applicant intending to have that lodged by the end of February 2026. The Applicant accordingly seeks that to the extent possible, this application be p...
	Dated 29 January 2026
	Helen Andrews Counsel for the Bell Road Limited Partnership
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