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Executive Summary
On 8 June 2017, a group of Tiny House advocates presented to the Community Committee’s public
forum, requesting the enablement of Tiny Houses in the District. Their presentation was received
by Council, and is the driver for this paper.
The Tiny House lifestyle is an emerging niche market of minimal space living, generally 15-60m2
in floor area, either mounted to a trailer or as a permanent structure. While they do not suit
everyone’s lifestyle, the houses have a very small environmental footprint, are an affordable
alternative in today’s extreme housing affordability crisis, and have the potential to be sited
alongside other Tiny Houses in a higher density housing ‘village’ solution, which enable more
affordable housing supply.
Single Tiny Houses are somewhat provided for in the Western Bay District Plan as a minor dwelling,
however a village of any size greater than two Tiny Houses (as a primary and minor dwelling) is a
non-complying activity under the District Plan, which is difficult to obtain and is not guaranteed
approval. Members of the community have previously approached Council seeking the enablement
of a Tiny House village, which is the core reason for this report.
Advocates for the Tiny House movement have mooted a Tiny House Village in the Western Bay,
initially seeking the development of around four tiny houses (as structures) on approximately
350m2 of land in an urban environment as a very small Tiny House village. Currently 50% Financial
Contributions (FINCOs) for each Tiny House would apply (making them less affordable), and
planning permission for a village would be difficult to obtain with planning options being limited to:







Medium-density housing: In any medium density housing zone or residential zone adjacent
to a reserve, provisions exist where there is no minimum lot size. However the parent lot
size must also be 1400m2, and there is a minimum floor area of 40m2 which many Tiny
Houses would not meet.
Non-complying activity: Permission can always be sought as a non-complying activity,
however the development would need to argue that it is consistent with the policies and
objectives of the District Plan. Purchasing a property then seeking permission with a high
chance of refusal is not an acceptable option from the purchaser’s perspective.
Private Plan Change (to the District Plan): These are very expensive given public
consultation. Council may however initiate a change on its own accord.
Special Housing Area (SHA): Once established, there is no minimum lot size or floor area
within a SHA, which would be ideal for a Tiny House village. They are cheaper to obtain
than a Private Plan Change, or notified non-complying consent, are limited notified only,
and cannot be appealed. SHAs can only be established until September 2019, and must be
within urban limits under SmartGrowth agreements. This may be suitable for a large village,
but not for a 4-house village, given the process involved to establish a SHA.

Enabling Tiny House villages within our district is one solution to enabling more affordable housing,
and, from a process perspective, would be relatively easy to do via a district plan change, especially
as the Medium Density Housing rules are already part of the 2018 work program (and not yet
started). However it is unclear on how well such a concept would be received by the wider
community. In a period of extreme housing unaffordability and increasing poverty because of it,
Council should consider leading New Zealand in enabling Tiny House Villages in the Western Bay
as one solution to affordable housing.
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Introduction
1.1.

Purpose
The purpose of this report is to provide information on what Tiny Houses are, their context
in the district, and recommendations that could enable the development of Tiny House
villages in the District. This paper is written in response to presentations delivered to the
Community Committee on 8 June 2017 in the public forum.

1.2.

What is a Tiny House?
Simply put, a Tiny House is a very small house, which is either transportable on a trailer,
or a permanent structure.
In terms of size, Mutter (2013) defines one as less than 40 square meters, while others
defined it using the maximum allowable dimensions of a trailer, “a small second house”
(Harris, 2016), “Thoreauvian” which is essentially simple living in natural surroundings
(Anson, 2014), or even simply a home that “is being well used with little wasted space”
(counterpunch.org).
The Tiny House movement is gaining momentum, but the lifestyle definitely is not for
everyone. Essentially, there are two reasons for living in a Tiny House:



Lifestyle choice (simple living, eco-housing, community living etc), and/or
Affordable Housing.

The most common reasons for owning a Tiny House as a lifestyle choice generally concern
smaller environmental footprints, less consumption, lower maintenance homes, affordable
living, portable living, and a ‘simple’ lifestyle. The other main reason is housing affordability,
being an alternative to the increasingly unaffordable housing market, and often as a
temporary step onto the property ladder with the intention of moving to a larger home as
finances allow.
With increased popularity comes increased pressure on local councils to support this
movement, so it’s important to know what Tiny Houses really are, how they fit into society,
and how they could be enabled under planning regulations as single Tiny Houses or as a
village of Tiny Houses.
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2.

Tiny Houses: Context
“A tiny house is not just a home – it is a lifestyle”
(Mitchell, 2014)

2.1.

The rise of Tiny Houses
The average size of a house has been on the rise particularly in the past 70 years – homes
in America have historically been around 100 square meters in area back in the 1940’s,
whereas today’s average is 217 square meters, despite average family sizes decreasing
from 3.67 to 2.62 over that time (Mutter 2013). The average New Zealand house is slightly
more modest at around 150m2 (thisnzlife.co.nz), but still following the American housing
trend. By contrast, Tiny Houses tend to range from 15m2 to 40m2 for a trailer mount, and
generally 20m2 to 60m2 for a permanent (or semi-permanent) structure.
Affordable living
Housing prices are increasingly unattainable in New Zealand, particularly in Tauranga City
and the Western Bay of Plenty (discussed further in Section 2.7 below). An extremely small
living space presents a far more affordable option, with the significant reduction in building
costs and required land area. However, the lifestyle of tiny living purely because of housing
affordability, tends not to be a long term option, often being an intermediate measure until
one can afford a larger home. The short term appeal lies in the significantly cheaper housing
cost, whether it’s renting a Tiny House or owning one, allowing the occupier to save much
more than in traditional circumstances, and without needing to live with flatmates.
Lifestyle choice
As a lifestyle choice, one celebrates ‘the simple life’ with less consumerism and a smaller
ecological footprint. The lifestyle choice can essentially be broken into two categories, being
‘village living’ and ‘the simple life’: Village living includes eco-villages and communities of
Tiny Houses in one area, whether it’s in a spread-out ecological hamlet, or a tightly
clustered community much like a campground, still celebrating the downsized living with a
physically smaller footprint. Conversely, the ‘simple life’ style of Tiny House living follows
the more romantic ‘Thoreauvian’ notion of off-grid, away-from-society, and one-with-nature
living style, usually involving one Tiny House and tending to be more environmentally
focussed than the village style.
Anti-consumerist environmentalism
More akin to the lifestyle choice rather than housing affordability, exists a part of the Tiny
House movement which pushes for the environmental benefits of consuming less.
Modern (large) homes are designed to allow large amounts of storage, so people “can fill
them with stuff”, whereas tiny houses “avoid the trappings of consumerism” by their
limitations of storage space. The minimalist lifestyle prompts questions, like “what is
important in life? Where do my wants come from and how does consumerism play into
this?” (Mitchell 2014)
One can also argue that at a time when we face environmental challenges that threaten
life on earth, the choice to live with a smaller environmental footprint is “not only personally
worthy but necessary for our very survival” (counterpunch.org)
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2.2.

Community Demand to Enable Tiny House Villages
On 8 June 2017, a group of Tiny House owners largely led by Melissa Cox, Bobbie Cornell
and Tessa MacKenzie, presented to Council their idea of having a Tiny House village in the
Western Bay of Plenty District. It was presented as a lifestyle choice, with a focus on
alternative affordable housing. One presenter had land available for the project, however
noted that the current District Plan rules do not allow for such housing. The group are
currently seeking support from both Tauranga City Council and Western Bay of Plenty
District Council for land or consenting assistance. Their Facebook group is one of several
Tiny House and alternative house online communities in New Zealand, such as those listed
in section 2.5 of this report.
Currently the group is looking to establish 4 tiny houses on a 350m2 section of land, with
floor areas ranging from around 20m2 to 45m2 with approximately 8 inhabitants. As a
permitted baseline test, the total floor area of 140m2 is comparable to a 140m2 house with
a self-contained flat, which would likely have the same number of inhabitants.
The group’s biggest barrier to developing a village is planning permission, where permission
for this activity could only be sought as a non-complying activity, and is unlikely to be
granted under the existing the District Plan, given the intent of the current policies and
objectives. Another barrier faced which is beyond Council control, is the existing covenants
placed on sections which require minimum floor areas of dwellings (set by private
developers, and accepted by Council).
The village is proposed to be in an urban setting, given the advantage of being closer to
services and work.
Council has also received feedback through the LTP community conversations about
rural/lifestyle properties (owned by ‘baby boomers’) seeking more flexibility in housing
and/or subdivision options.

2.3.

Different Types of Tiny Houses
Tiny Houses are generally either portable (on a trailer), or a fixed structure (as one unit,
usually relocatable). Several companies offering completed units or do-it-yourself
construction kits are based in USA, notably 84 Lumber and Tumbleweed Houses. However
there are now several New Zealand companies in the market of Tiny Houses such as Love
Shack, Unit 2 Go, Tiny House New Zealand Ltd, and more locally, Tiny House Builders based
in Katikati, among others.
A portable Tiny House on New Zealand’s roads is limited to NZTA’s light trailer rules, which
are:
Max
Max
Max
Max

height:
width:
length:
weight:

4.3m, or 5m (with overheight permit), restricted to certain routes
2.55m (excluding side marker lights/indicators)
12.5m from towbar (22m total length from front of vehicle)
3500kg

As such, the maximum base floor area of a portable Tiny House would be approximately
29m2 on a traditional trailer mount, although many models make use of height by adding a
mezzanine level to increase the floor area.
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Examples of Portable Tiny Houses

“Pohutukawa”, 18.75m2, Tiny House Builders (Katikati): $45-125k

“THNZ1”, 16.8m2 base, TinyHouseNZ: $55k
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Examples of Tiny House Structures

‘Love Shack 1’, 10m2, Love Shack NZ Ltd

Smallhousebliss.com
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Setups
There appears to be three distinct setups of a Tiny House: The solitary ‘simple life’ style
with one tiny house being off the grid in the middle of nowhere; a portable tiny house either
as a secondary dwelling on a property or as an alternative to a minor dwelling or campervan;
or in a village/community of Tiny Houses.
The use of these are generally either as a form of campervan (temporary holiday
accommodation), bach (permanent holiday living), or permanent living either for the
lifestyle (environmentally focussed, simple living or downsized living such as retirement) or
as affordable accommodation.
It should be noted that ‘small housing’ shares many similarities of permanent Tiny Houses,
as structures not on trailers, and generally 60-90m2 in floor area. While there are no true
Tiny House villages in New Zealand, developments of clusters of small houses have
appeared either as alternative affordable housing or semi-retirement downsized lifestyle
housing. Examples of these are given in Section 2.4 below.
Utilities
Some tiny houses are designed to be connected to municipal water and sewerage systems,
while others have alternative systems to collect and utilise rainwater for shower and hygiene
purposes. The most popular alternative to connecting to local sewage systems for
permanent structures is the composting toilet (Mutter 2013), while many portable tiny
houses are self-contained and must dump waste like a caravan would.
2.4.

Existing Village Projects in and around Western Bay of Plenty
Currently there are no true ‘Tiny House’ villages in New Zealand, however some areas exist
which accommodate smaller dwellings on small areas of land much like a campground or
retirement village. Arguably these are a stepping stone towards tiny house villages, and
provide a glimpse of how a Tiny House village might impact on the community:
Freedom Villages
fv.net.nz

Sites: 210 (all sold)
Dwelling Size: ≈75-110m2
Tenure: Licence to Occupy
Site Cost: ≈$420,000+
Weekly Cost: $135-155

Freedom Villages is an existing project in Papamoa designed for “over 50s”, consisting
of permanent structures in a village-resort style and operated under the Retirement Villages
Act 2003. Tenure is sold as a ‘Lifetime Site Agreement’, being a License to Occupy and
includes the ability to on-sell. Weekly fees range from $135 to $155, including rates, water,
rubbish, maintenance, and access to the communal facilities. Of the 200+ sites (the final
stage is currently being developed), all sites have been pre-sold, and several have already
made significant capital gains from an initial site cost starting at $235,000, and now selling
A2915845
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privately from $420,000+.
There are three different house styles, ranging from 75m2 to 110m2, and while it’s more of
a ‘small home’ than a ‘tiny house’, the village is an example of smaller scale living in one
community.
Golden Sands Lifestyle
Village
goldensandspapamoa.co.nz
Sites: 145 (many sold)

Dwelling Size: ≈40-60m2
Tenure: Licence to Occupy
Building Cost: ≈$160,000+
Weekly Cost: ≈$150-170

Golden Sands in Papamoa, located nearby Freedom Village and operated by Bluehaven
Management Ltd, is an affordable small housing development of 145 dwellings. These are
approximately 40-60m2 each, on a 150m2 lot. The design restricts usage to 1 car per
dwelling, and 2 people generally aged 40+ to maintain a quiet residential lifestyle.
Additional visitor car parking is provided. The development is a leasehold arrangement,
where the house building is paid by the occupier, and the land is leased from Golden Sands.
The development is built to be as low-maintenance as possible to minimise future costs,
such as durable concrete driveways instead of asphalt, barked vegetation, and no fences
between dwellings (optional). All developed sections have been sold, and several nondeveloped sections have been pre-sold, suggesting a very high demand. As of writing, 60m2
dwellings currently for sale are seeking between $163,500 and $179,500.
The developer, Bluehaven Management Ltd, attributes the success of this development
largely to its close proximity to schools, shops and services, an affordable pricing structure
including low maintenance costs, and the restriction to certain age groups to alleviate noise
and crowding issues with neighbours (personal communication, Nathan York (CEO),
27/07/2017).
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Seaford Park
seafordpark.co.nz

Sites: 48 + caravans (all
sold)
Dwelling Size: 60-68m2
Tenure: lease
Building Cost: ≈$210,000
Weekly Cost: $100

Seaford Park in Waihi Beach, is a space which initially began as a caravan park and now
also comprises 48 sites for stand-alone permanent cottages. The sites range from 170230m2 and the cottages themselves range from approximately 60m2 to 68m2; sites are
leased at $100/week (with no initial fee), however the buildings themselves are sold by
Seaford Park in the order of $210,000 (being the most recent sale as at 20 June 2017).
The site does not contain any additional facilities (each house is self-contained), and the
maximum number of occupants is limited to 2, so no families are permitted to be dwellers.
This is done to maintain the current lifestyle and relaxed atmosphere of the site, which
generally caters to the semi-retired population.
While the establishment of this site received an objection from a neighbour, several
neighbours gave written permission for the development, and planning permission was
granted as a discretionary activity largely on the grounds that a Landscape and Visual
Assessment concluded that the development’s proposed mitigation planting would render
the visual effects on neighbours to be negligible. Ecological and Cultural Impact
assessments also found it to be consistent with the policies and objectives of the District
Plan, and consistent with the principles of the Resource Management Act 1991.
2.5.

Examples of Tiny House Villages
As previously mentioned, there are currently no true Tiny House villages in New Zealand,
although small housing projects exist like Seaford Park and Freedom Villages. Another
project which involves small eco-houses and “co-housing” (collaborative housing, including
where residents collectively design and operate the village) is Earthsong
(earthsong.org.nz), which encourages small housing of 56-122m2 with a large 340m2
Common House to include dining, large kitchen, shared laundry and more.
Interest for a Tiny House Village has already been expressed particularly in the Western
Bay/Tauranga area, and in Upper Clutha. There appears to be a nation-wide following of
Tiny Houses, with several Facebook pages dedicated to this topic, such as Housing
Alternatives Tauranga & Bay of Plenty, TinyHouseLivingNZ, UCTHV (Upper Clutha Tiny
House Village), and LivingInABigTinyHouse.
Most Tiny House Villages around the world (notably in USA/Canada) operate like caravan
parks. Lemon Cove Village in California for example charges $500/month for the site lease
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and use of facilities. The website tinyhousecommunity.com even has a list of available Tiny
House Villages which operate like caravan parks.
OpportUNITY Village, from SquareOne Villages in Eugene (Oregon, USA), is one example
of a true Tiny House Village. The village is a pilot project for “Transitional micro-housing”
for the homeless and very low income earners, offering 30 sites which include tiny houses
rented out at $250-350 per month. The Mayor of Eugene endorsed the project as an
attempt to reduce the number of homeless living on the streets of the city, which in 2013
was around 1500 out of the total city population of 160,000 people. The project was a
success, and another site called Emerald Village is set to be finished in spring 2017.
OpportUNITY Village, Eugene, Oregon, USA

Eugene City Council’s Planning Director Robin Hostick, said the project was very well
organised by the advocates of the project who “worked hard on political, technical, financial
and social challenges”. The community-led effort, rather than led by government, ultimately
made the project a success. Nearby residents initially voiced concerns about locating
homeless or extremely poor, however there have been no serious issues recorded postdevelopment, and “many are supportive” of the project. Robin did note however that while
the temporary housing was cheap and easy to build, they are not as durable as the SingleRoom Occupancy multi-family apartments in America (personal communication,
23/06/2017).
Proposals received for Tiny House villages in the Western Bay are not for homeless
transition housing or necessarily for affordable living, however it is important to recognise
such international examples as the OpportUNITY village as being likely the most contentious
form of Tiny House villages in terms of effects on neighbouring residents and their social
integration. Eugene City’s example highlights the importance of quality project planning to
address these issues before the development begins.
2.6.

Social integration
Tiny Houses are severely limited in their capacity to store items, and while this may have a
positive environmental effect in terms of less consumption, it also means that Tiny House
dwellers have a higher need for local services like laundromats, public libraries if the tiny
house owner lacks internet or wants to read a book, and may visit supermarkets/markets
more often. As such, they are “more likely to integrate into and appreciate the value of a
strong community” (Kilman, 2016). Anson (2014) also noted that “many” Tiny House
dwellers dine out more often, although clearly this depends on how budget-oriented the
dwellers are attempting to be.
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The style of living does challenge social norms, especially when housing school age children
(Mutter, 2013), which may present social challenges for tiny house dwellers in a community.
However, no literature was found in this research that suggests that Tiny House dwellers
either individually or in a village, negatively impact on society.
It is considered that solitary tiny houses (not part of a village) are unlikely to be an
undesirable neighbour, in terms of aesthetic impacts. However, a village of tiny houses may
cause angst among the village’s neighbours in terms of the perception of potential issues
of noise, general social disruption, and disrupting the aesthetic of an area. As such, it may
be necessary for a tiny house village to be aesthetically attractive, with any negative preconceived ideas about a commune already unravelled through media, to achieve positive
social integration. In the small housing development Seaford Park mentioned above, this
was granted partially because of adequate landscaping measures undertaken to improve
the aesthetic impact of the development.
In summary, the dwellers of tiny houses are likely to achieve good social outcomes in terms
of their use of public services and therefore interaction with public. However if a Tiny House
community is not developed well and negatively impacts on the aesthetics of an area, then
the resulting negative public perception of Tiny House dwellers may impact on their ability
to integrate into society, and ultimately would result in destructive social outcomes.
2.7.

Demographics and Affordability

“It’s not for everyone” (Mitchell, 2014)
Literature and public presentations suggest that Tiny Houses are for every age group, with
different advantages for each. To summarise Mutter (2013) and others:
Main reason

Social
attraction

Main
limitations

Students /
Young Adults
Families

Affordable

Strong

No flatmates

Affordable

Strong

Retirees

Downsized
Lifestyle
Simple Lifestyle

Average

Little room for
children
Change in lifestyle

Seniors

Weak

Conservative in
accepting trend

Affordability
Housing affordability is an increasingly significant issue in New Zealand. MBIE (2017) states
that in June 2015, largely as a result of persistently low interest rates offsetting rising house
prices, approximately 81.3% of potential first home buyers nationally were placed below
the National Affordability Benchmark; in Western Bay of Plenty District, the percentage is
worse at approximately 83.%.
In terms of purchasing, housing affordability is compounded by higher rents being more
unaffordable, limiting the ability to save for a deposit for a home loan.
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Housing Affordability Measure - Buying

100%

Percent Unaffordable

95%
90%
85%
80%
75%

Tauranga

Western Bay

2015

2014

2013

2012

2011

2010

2009

2008

2007

2006

2005

2004

2003

70%

National

An report on international housing affordability by Demographia (2016), considers that a
median-multiple house price to income ratio of 0 - 3 is affordable, 3.1 - 4 is moderately
unaffordable, 4.1 - 5 is seriously unaffordable, and anything greater than 5.1 is severely
unaffordable. Tauranga and the Western Bay of Plenty score 9.7, making the sub-region
one of the least affordable areas in the world. By comparison, New York is at 5.7, Wellington
is 5.8, Greater London is at 8.5, Las Angeles is 9.3, and Vancouver is 11.8. The average for
New Zealand’s housing market is still severely unaffordable at 5.9.
The benefits of relatively low interest rates at present are offset by the large 20% deposit
required for first homes (40% for subsequent homes). Further, the Reserve Bank of New
Zealand is currently consulting on a proposal to require maximum Debt-to-Income (DTI)
ratios of 5 (with banks allowed to exceed this for 20% of loans). The average household
will therefore only be able to afford a loan of $348,901 without a deposit1.
Affordability of Tiny Houses appears to be a key attraction to many groups, particularly the
younger ages who seek cheaper accommodation in an increasingly unaffordable housing
market. However it still takes fairly substantial capital to buy outright a tiny house, which
is why several Tiny House builders also offer rent-to-buy packages, generally ranging from
$300-400 per week for 5-10 years.
US-based company “84 lumber” is selling build-it-yourself packages starting at $10,538 for
the most basic build (not including interior facilities). In 2016, Kilman wrote that “build-ityourself tiny houses can cost as little as US$20,000 and tiny houses on listing websites
might cost from US$30,000 to US$60,000”, which is generally consistent with the examples
shown in Section 2.2 above.
Students/Young Adults
Mutter (2013) argues that tiny housing is particularly attractive to the Young Adult
population for several reasons including “younger people often own less stuff”, they have
1

Given Tauranga and Western Bay’s house price to income ratio of 9.7 and an average house price of
$635,000, the median household income (before tax) is therefore $69,780. With a DTI of 5, a 100% loan
could only amount to a $348,901 house price; or assuming a buyer can front 20% deposit, then a 80%
loan could amount to a $436,126 house price – which is below almost all house prices in Tauranga City.
A2915845
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smaller family sizes, they have less savings “and can prevent years of paying rent by owning
their own place at a younger age”, and “in general, younger people are more likely to accept
tiny housing because they are free from preconceptions”.
Despite this, Anson (2014) who wrote a PhD thesis on Tiny Housing while living in one,
noted that “Many tiny house dwellers, including myself, find they dine out more, are reliant
on neighbours or friends for storage, or end up adding additional structures to store larger
and less-used items in their household.”
Certainly, Tiny Houses may be popular for younger generations in terms of affordable living,
however the lifestyle only suits a niche group of younger people who are willing to live in
such small conditions, and who want that more solitary life. They also forgo having any
flatmates, which arguably is a more affordable lifestyle of $140-$200/week in several parts
of Tauranga, over a rent-to-buy scheme of $300/week.
Family
A family is likely to be attracted to living in a Tiny House as a truly affordable means of
owning a house. While there is also attraction in terms of a more environmentally friendly
lifestyle, as Anson points out, “the reality is that most tiny houses are used for the short
term only… people [are] saving for a ‘real house’."
Having children in a tiny house in addition to adults also poses the problem of even less
space, which narrows the market even further in terms of people willing to live in a “form
of torture” with “three kids bouncing off the walls and two parents shouting to be heard
over the rain pounding on the roof” (ThisNZLife.co.nz). However it is possible, with one at
least family on Waiheke Island living in a 20m2 space consisting of 2 adults and 3 children
(aged 2-7 years old).
Seniors/Retirees
Mutter (2013) also argues that retirees should be attracted to tiny housing, given their
appeal in downsizing their home to “save money and simplify their lives”. They can also
retire with more money given their reduced housing costs. A company in America called
MEDcottage even provides for elderly requiring medical support close to home. However
these groups tend to be more conservative when it comes to acceptance of new trends.

A2915845

15

Tiny Houses in the Western Bay
August 2017

3.

Regulatory Context
It is important to distinguish between a Tiny House used like a campervan, i.e. selfcontained and temporarily placed, or as a building. In the regulatory context a campervan
only needs to adhere to Council’s Freedom Camping Bylaw, whereas a building needs to
adhere to the rules of the District Plan and Building Code. The district plan defines a building
as a –

“vehicle, caravan or structure, whether moveable or immoveable used as a
place of permanent residence or business or for assembly or storage
purposes”.
See Appendix 1 for the complete decision process to determine if a Tiny House is a Building
or Trailer.
3.1.

Provisions under the District Plan: Buildings (including villages)
In terms of Tiny Houses as a building (defined in Appendix 1), the Western Bay of Plenty
District Plan only provides for these as ‘Minor Dwellings’, which is defined as being not more
than 60m2 gross floor area.
In the Residential zone, a minor dwelling may be allowed on condition that it shares a
vehicle access with the primary dwelling, and any attached/detached garage does not
exceed 18m2 gross floor area (rule 13.4.1(h)). Any building greater than 60m2 is no longer
a minor dwelling, and therefore needs to meet the minimum lot size areas which begin at
350m2 per dwelling (rule 13.3.2).
In the Medium Density Residential zone, any dwelling must meet a minimum gross floor
area of 40m2 for a 1-bedroom dwelling, unless it is applied for as a Home Enterprise, or
retirement village. The parent lot size must also be 1400m2 and have a maximum average
lot size of 250m2 - there is no minimum lot size. Section 13.3.3 of the District Plan also
provides for Medium Density housing in residential zones of Katikati, Omokoroa (Stage 1),
Te Puke and Waihi Beach, so long as it neighbours a public reserve (and other areas
specified under that rule). This may be an advantage for a village of ‘larger’ Tiny Houses
greater than 40m2 which would be able to set up a village under rule 13.3.3 as a Restricted
Discretionary activity.
In the Rural Zone (except Matakana Island), Rural-Residential Zone and Lifestyle Zone, a
minor dwelling in addition to the primary dwelling is allowed, subject to being within 20m
of the principal dwelling, shares a vehicle access, and any attached/detached garage cannot
exceed 18m2.
To construct a Tiny House outside of these rules would require consent as a Discretionary
or Non-Complying Activity, which would need to be assessed against the objectives and
policies of the relevant zone chapter of the district plan. This can be difficult to achieve,
and can require reports from consultants to support the application, and may still require
neighbour approval. A Tiny House village would likely not be consistent with the current
policies and objectives, largely on grounds of aesthetic value and not maintaining character.

3.2.

Provisions under the District Plan: Trailers
A Tiny House built on a trailer, which is moveable and not a long term or permanent
residence, is not classified as a building under the Building Act, and therefore does not need
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building consent. If the tiny house is used like a campervan, being self contained and not
used a permanent place of residence, then it does not need to adhere to the District
Planning rules either.
However, a Tiny House used as permanent place of residence, regardless of being moveable
or not, is classified as a building under the District Plan, and therefore needs resource
consent as per Section 3.1 above. A flowchart defining what is a considered building is
provided in Appendix 1.
3.3.

Private Plan Change
An alternative to applying for resource consent under the current District Plan provisions,
is to change the district plan through a private plan change, probably by way of designation
rather than zone change. These are typically very expensive given the public consultation
process and subsequent hearings and appeals to the Environment Court which usually
occur. As Tiny Houses are in part an attractive lifestyle option because of their affordability,
a private plan change is not a viable option due to its cost – in the order of $20,000 or
more – plus the expense of land and FINCOs, and additional consents if plans change.

3.4.

Financial Contributions (FINCOs)
A Tiny House used like a campervan (self contained, and temporarily placed) does not
require planning permission, and does not incur any FINCOs. For clarity, neither does a
building used as a sleepout (with no kitchen), although such building is not considered a
Tiny House in this context.
Minor dwellings on a parcel of land will incur 50% FINCOs each, regardless of how small
the house is or whether it is a trailer (see Appendix 1 for the flow diagram on what
constitutes a Building or not in terms of Tiny Houses).
Should a Tiny House village be enabled by any planning provisions (such as resource
consent, plan change, or Special Housing Area), then Financial Contributions would be
required. The exception to this is if the development does not create any effects on Council’s
infrastructure networks, and does not require connection to Council’s wastewater,
Stormwater or water supply – in other words, would need to be completely off-grid.
However, financial contributions for local roading and recreational and leisure use would
still apply.

3.5.

Special Housing Areas and other Acts
The Housing Accord and Special Housing Areas Act 2013 enables the creation of a Special
Housing Area (SHA) for the purposes of increasing land availability for housing supply in
areas identified as having housing supply and affordability issues.
The limitations of a SHA include being predominantly residential in nature, up to 6 storeys
/ 27 metres high, must contain at least the number of prescribed minimum number of
dwellings to be built, and not less than the prescribed (if any) percentage of affordable
dwellings, in accordance with the associated consent. It must also be contained within
urban limits, to comply with Smartgrowth agreements.
For the existing SHA in Omokoroa, to accommodate Tiny Houses would require a change
in the associated consent, as it would change the density and number of houses. This is
possible, and could work well within Stage 2 of the development which contains a 2000m2
area dedicated to affordable housing.
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A new SHA to accommodate a Tiny House village is possible, so long as it is located within
urban limits in accordance with SmartGrowth agreements. The advantage of an SHA is that
it’s cheaper than a Private Plan Change or notified resource consent, is limited notified to
the immediately affected properties, and cannot be appealed. There is no minimum housing
size within the SHA, nor maximum density, which is essential for Tiny House villages. The
process to create an SHA would take approximately 6 months to complete.
3.6.

Papakainga Housing
Papakāinga are developed by tangata whenua to address demand for affordable housing
for tangata whenua within the sub-region. Papakāinga not only provide a place to live, but
also provide for social, cultural, economic, conservation and recreation needs. In contrast
to traditional housing development, Papakainga have been enabled to make better use of
Maori land (which would otherwise be very difficult to develop), and to promote growth
and employment opportunities for Maori.
Housing on multiple-owned Maori land is enabled in the district plan as a Controlled Activity
in the Rural Zone, subject to the performance standards under section 18.4.1(m), allowing
for:
o 5 dwellings from unsealed road with an average of 2000m2 per dwelling
o 10 dwellings from sealed road with an average of 2000m2 per dwelling
o 10 dwellings from any road within Matakana Island or Rangiwaea Island with an
average of 2000m2 per dwelling
As a Restricted Discretionary Activity:
o 1-30 dwellings from sealed road with an average of 2000m2 per dwelling (>30
dwellings being a Discretionary Activity)
Community Facilities are also provided for as Permitted Activities:
o Up to 200m2 from unsealed road
o Up to 400m2 from sealed road
Western Bay of Plenty District Council (together with others) has also developed a
Papakainga Housing Toolkit to assist with the development of Maori housing in the Western
Bay District. The toolkit aids the development of multiple owned Maori land by giving
direction on the best way to set up the relevant trust, working with multiple owners, and
providing urban design principles for well planned developments.
The planning provisions for Papakainga Housing, along with the JAG model, is considered
a national exemplar and has been replicated in a number of other regions. A similar
approach could be implemented for the development of Tiny House villages, including set
performance standards as a Controlled Activity and potentially a toolkit for setting up a
village if it becomes a regular occurrence.
A disadvantage of enabling Tiny House villages in this sense, is that many villages may
appear in any rural part of the district which may impact on rural amenity. While it appears
unlikely that many Tiny House villages would be set up given the niche market, it may
inadvertently enable small dwelling high density developments in an urban residential sense
which is undesirable. Such enabling would need to be well planned in terms of where the
villages can and cannot be developed, such as restricting to urban limits.
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4.

Conclusions and Recommendations
Single Tiny Houses are already somewhat provided for in terms of planning, either as a
caravan (and not needing planning permission), or as a minor dwelling. With the
emerging niche market comes a new community demand for Tiny House villages, which
are not currently enabled by planning provisions in the Western Bay.
Tiny Houses themselves have a very small environmental footprint, are an affordable
alternative in today’s extreme housing affordability crisis, and have the potential to be
sited alongside other Tiny Houses in a high density housing ‘village’ solution, which is one
solution to providing more affordable housing supply. Although ‘not for everyone’, a
village of tiny houses within an urban environment is one solution towards enabling more
affordable housing supply, and one which should be seriously considered by Council.

4.1.

Advantages and Disadvantages of Tiny House Villages
For those who desire to live in a Tiny House, the main advantage of such lifestyle is housing
affordability. As such, a Tiny House village is one solution to increase affordable housing
supply. Other advantages of tiny houses include
o Environmentally friendly/sustainable (with a smaller footprint, and less energy
consumption); and
o Anti-consumerist (the dwellers must minimise their consumption of ‘stuff’ to fit the
minimal storage available), which also contributes to a smaller environmental
footprint.
The greatest disadvantage of a Tiny House village is its unknown amenity impact on a
community, given there are no existing Tiny House villages in New Zealand which have
been enabled by Local Authorities. While small housing developments provide an insight to
how a Tiny House village could fit within a community, neighbours could object to this
unfamiliar land use.
This highlights the importance of a successful first Tiny House village, economically and
socially, as it would heavily influence the public perception of future Tiny House villages
throughout the country.

4.2.

Enabling Tiny House Villages
While there are no Tiny House villages in New Zealand, small housing developments in and
around the district offer insights as to how these could be successful, including:



Close proximity to facilities (shops etc) – Should be located within an urban
environment, preferably within walking distance of facilities such as shops.
Low maintenance areas within the village - reducing leasing/maintenance costs
long term.

The main barrier to establishing a Tiny House village today is in planning permission. Only
small housing developments (as low as 40m2 floor area) is enabled as medium density
residential areas, whereas many Tiny Houses less than 40m2, and the District Plan requires
a minimum parent lot size of 1400m2. To develop a village outside of these rules would
require consent as a discretionary or non-complying activity, which may not meet the
objectives and policies of the District Plan and carries a high risk for refusal. Private Plan
changes may enable such village however these are very expensive, which would
compromise the affordability aspect of a Tiny House. Council may initiate a plan change on
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its own accord, although this will have resourcing implications on Council.
The use of Special Housing Areas (SHA) is less expensive and provides greater regulatory
freedom for projects such as Tiny House villages, and is probably the best way forward to
enable a larger Tiny House Village. However, given the niche market an unknown amount
of actual demand for this living situation, it would be more appropriate to enable smaller
villages within urban boundaries, likely via a district plan change.
4.3.

Looking Ahead: The Best Way Forward
Council may wish to consider enabling Tiny House villages in an urban setting as one
solution to increasing the supply of affordable housing in the Western Bay of Plenty. The
easiest way to do this is as a change to the District Plan rules. Given that a review of the
Medium Density Housing rules is already part of the 2018 work programme, incorporating
Tiny House villages into that review would not impact on Council’s resourcing.
The emerging Tiny House market certainly doesn’t fit everyone’s lifestyle, however with
their environmental benefits and as an alternative to affordable housing stock in an extreme
housing crisis, they are likely to make a positive impact on our district - the only real barrier
to acceptance is their unknown effect on the amenity of the surrounding area (neighbours).
The future of Tiny House villages in New Zealand will very likely depend on the success of
the first village. If Tiny House villages are to be enabled by Council it is imperative that the
first village be successful on all counts, to ensure a positive perception of their cultural
effects. As international examples have shown, it is essential that Council works together
with village developers to gain public support and ensure a successful outcome.

A2915845

20

Tiny Houses in the Western Bay
August 2017

REFERENCES
Anson, A. 2014. “Chapter 13: "The World is my Backyard": Romanticization, Thoreauvian
Rhetoric, and Constructive Confrontation in the Tiny House Movement.” From Sustainable
to Resilient Cities: Global Concerns and Urban Efforts (Research in Urban Sociology) 14:
289-313.
Demographia. 2016. “13th Annual Demographia International Housing Affordability Survey 2017:
Rating Middle-Income Housing Affordabiliwty.”
Harris, T. 2016. “Chapter 12: Seasonal Tiny House Living, Simplicity and Perceptions of
Authenticity.” In Sociology of Home: Belonging, Community and Place in the Canadian
Context, by Anderson G et. al., 203-216. Toronto, Ontario: Canadian Scholars' Press Inc.
Harris, T. 2015. Living tiny: A richer and more sustainable future. Accessed 06 06, 2017.
https://www.counterpunch.org/2015/07/31/living-tiny-a-richer-and-more-sustainablefuture/.
Kilman, C. 2016. “Small House, Big Impact: The Effect of Tiny Houses on Community and
Enviornment.” Undergraduate Hournal of Humanistiv Studies 2: 1-12.
Ministry of Business and Innovation (MBIE). 2017. Housing Affordability in New Zealand: Results.
10 May.
Mitchell, R. 2014. Tiny House Living: Ideas for Building and Living Well in Less than 400 Square
Feet. Betterway Home Books.
Mutter, A. 2013. Growing Tiny Houses: Motivations and Opportunities for Expansion Through
Niche Markets. Lund: IIIEE.
ThisNZLife. n.d. This NZ Life. Accessed June 01, 2017. http://thisnzlife.co.nz/family-five-livingbig-20-sqm-off-grid-tiny-house/.

A2915845

21

Tiny Houses in the Western Bay
August 2017

Appendix 1: Trailer or Structure? Consenting Flow Diagram
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