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INTRODUCTION  

Qualifications and experience 

1. My full name is Courtney Louise Bennett.  I am employed by Te Rūnanga o 

Ngāi Tahu as Junior Environmental Advisor within Team Mana – the 

division responsible for statutory planning. I have been working for Te 

Rūnanga o Ngāi Tahu for nine months, after recently completing my 

studies. 

2. I hold the qualification of a Bachelor of Planning (with honours) from The 

University of Auckland. I have experience with papakāinga housing in the 

form of producing a research project which focused on papakāinga, titled 

Strengthening Papakāinga Planning - A study into the similarities between 

co-housing developments and Māori papakāinga living. I am a Graduate 1 

class member of the New Zealand Planning Institute.   

3. In preparing my evidence I have reviewed: 

(a.)  The Christchurch City Council District Plan Review papakāinga 

chapter submission by ngā rūnanga and Te Rūnanga o Ngāi Tahu 

(Te Rūnanga). 

(b.) The evidence of Matheson, O’Brien, and Norton on behalf of 

Christchurch City Council 

(c.) The notified Christchurch City Council District Plan Review 

papakāinga chapter, and revised proposal 

(d.) The Papakāinga Technical Report for Auckland Council by Rau 

Hoskins from DesignTribe.  

(e.) Papakāinga case study documents provided by Papakāinga 

Solutions Limited. 

(f.) The Ngāti Whātua Ōrākei Papakāinga Master plan by Boffa Miskell, 

and Kāinga Tuatahi document. 

I have also conducted interviews with: 

(a.)   Laurence O'Reilly – Kaiwhakahaere of Te Ngāti Hinewera Trust 

(owners of Waiōhiki papakāinga). 
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(b.)     Victoria Kingi – Director of Papakāinga Solutions Limited (involved   

with the development of both Mangatawa & Horaparaikete 

papakāinga). 

(c.)   Stephanie Wade – Pūkaki papakāinga. 

4. I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note (updated 1 December 2014) and I agree 

to comply with it. My qualifications as an expert are set out above. I confirm 

that the issues addressed in this statement of evidence are within my area 

of expertise. I have not omitted to consider material facts known to me that 

might alter or detract from the opinions expressed. 

5. I note that whilst I am employed by Te Rūnanga o Ngāi Tahu, I am bound 

by the Code of Conduct and professional ethics of the NZPI and am 

required to be impartial and unbiased in my professional opinions 

expressed. 

SCOPE OF EVIDENCE 

6. The purpose of my evidence is to provide the Panel with a base 

understanding of modern-day papakāinga as a community settlement 

typology.  

7. Five papakāinga developments have been researched and summarised in 

Schedule One of this evidence, and conclusions from the research are 

provided below. These developments are: 

 Horaparaikete Papakāinga, Tauranga 

 Waiōhiki Papakāinga, Hastings 

 Kāinga Tuatahi, Central Auckland 

 Pūkaki Papakāinga, South Auckland 

 Mangatawa Papakāinga Village, Tauranga 

8. These five developments have been chosen because they represent the 

diversity that exist within the papakāinga typology. Both large and small 

papakāinga are represented, as well as papakāinga with different on-site 

facillities, and relationships with marae and other cultural facilities. 
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9. I have focussed on the size and scale of papakāinga developments – 

particularly in contrast to mainstream residential developments - as well as 

typical housing types, layouts, and locational requirements.  

 

EXECUTIVE SUMMARY 

10. Papakāinga are a development type based around the idea of whānau 

returning to live on ancestral land. The case studies outlined within 

Schedule One show that whilst each individual papakāinga development is 

unique to both its environment and whānau aspirations, some 

generalisations can be drawn based on similarities between the five case 

studies.  

11. The first is that papakāinga tend to be small settlements with low dwelling 

densities and small populations.  

12. The second is that they almost exclusively comprise of new dwellings - 

most commonly single detached houses or duplexes - with communal 

facilities such as gardens/orchards, active and passive recreation spaces, 

or dining areas (either communal indoor areas, or outdoor BBQ areas).  

13. Thirdly, papakāinga developments are located on land that the whānau 

grouping has a traditional relationship with. Whilst in some cases this 

results in the papakāinga being established on the same land parcel as, or 

near, a marae and other cultural markers (i.e. urupā, maunga, awa), this is 

not always the case with some developments occurring on Māori title or 

whānau land that is not in close proximity to an established marae.  

KEY ISSUES 

Size and Density 

14. The case studies reviewed in Schedule One clearly show that papakāinga 

are typically small-scale developments. Of the five case-studies, only one 

exceeded a land area of 2.5 hectares, and none contained more than 30 

dwellings (at this point in time). When compared with a commercial 

subdivision such as Wigram Skies in Christchurch, which has a land area 

of 145.5 hectares and over 1,300 dwellings, these numbers are very small. 

Some of the papakāinga case studies had as few as five or eight houses, 

reflecting their focus on providing for a specific whānau grouping.  
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15. When measured by housing density, the figures are also relatively low. The 

case studies reviewed have an approximate average of five 

dwellings/hectare, compared to Wigram Skies which is required to have a 

housing density of 15 dwellings/hectare. The exception in these case 

studies is Kāinga Tuatahi, located in Central Auckland. This development 

has a housing density of 60 dwellings/hectare which is uncommon for most 

papakāinga, but is not out of character within its location of the highly 

urbanised central city suburb of Ōrākei, and for its status as a Special 

Housing Area.  

16. In terms of population, the number of residents is in line with the size of the 

developments. The smallest papakāinga reviewed in this study, 

Horaparaikete, has 17 people living within its five households. Pūkaki 

Papakāinga, a mid-sized development within this collection of case studies, 

has a population of 41 spread between their 12 dwellings. Once again, 

Kāinga Tuatahi will have a larger population than these other examples. 

However, this development will be located in the centre of Auckland within 

close proximity to a variety of education providers, employment 

opportunities, and public transport options – thus being able to sustain a 

larger population. All other case-study papakāinga are located further from 

urban areas (and their amenities) in rural or semi-rural settings which is 

reflected in their smaller size. This can be linked to the responsibility of 

kaitiakitanga that the whānau have for their lands, in relation to ensuring 

that their developments compliment their whenua and its surroundings, and 

are built with respect to the carrying capacity of the land. 

Housing Types and Layout 

17. In terms of housing types, all five of the case studies consisted of newly 

built, modern homes – with some achieving awards for architectural 

excellence. These houses are most commonly single storey, single 

detached houses and duplexes. All homes are completely self-contained. 

Once again, the only exception is Kāinga Tuatahi which, due to its location 

within the densely populated Central Auckland, uses multi-storey (2-3 

storey) terraced housing which will not be out of place within its setting, 

and is consistent with its status as a Special Housing Area. In some cases, 

communal buildings are also included to provide space for all residents to 

share time together or host whānau hui and events. For example, 

Horaparaikete includes a communal building referred to as the whānau 
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marae which has cooking and ablution facilities and space to host the 

wider whānau and guests. 

18. Homes are typically spaced along an existing road or private tar sealed 

access way, and are positioned in a way that maximises useable open 

space within the development. This open space is then used for communal 

facilities such as play areas, gardens/orchards, and outdoor dining areas, 

as well as passive open space. It is also common for fencing between 

individual dwellings to be absent within papakāinga, so as to further 

reinforce the communal living environment. As an alternative, planting is 

sometimes used to create private areas; such is the case in Waiōhiki, 

Mangatawa, and Pūkaki. 

Staging of Development 

19. Many of the papakāinga that I have reviewed have been, or are being, 

developed in a staged approach under the guidance of a masterplan. This 

has allowed the developments to grow at a manageable pace that can 

respond to the needs of the whānau, whilst staying within the carrying 

capacity of the land. For example, Mangatawa papakāinga village was 

master planned for 36 dwellings (therefore ensuring that utilities for this 

many dwellings was provided for), but began with construction of ten 

kaumātua homes. This was then extended by adding two extra kaumātua 

homes due to their popularity. A desire for whānau homes within the 

papakāinga was then expressed by the community which has resulted in 

the next 12 dwellings being of a whānau size. Staging can also be seen 

with Kāinga Tuatahi which is the first stage of a larger, master planned 

development. Ngāti Whātua Ōrākei have chosen to begin their master 

planned works with a small section of residential housing as a pilot to 

ensure management models and typologies work well, before embarking 

on the rest of their master plan. This will allow issues to be identified, 

popularity gauged, and minor alterations to be made whilst the papakāinga 

is still at a small scale. 

Individual Variations 

20. It is important to recognise that no two papakāinga will have the same 

structure and form due to a variety of factors. This can be seen within the 

five case studies that have all been shaped by their unique environment 
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including their physical location, the aspirations of their whānau, and the 

available resources.  

Proximity to marae 

21. Horaparaikete consists of a small number of dwellings (5) and a communal 

whānau marae. The whānau marae was deemed necessary because they 

were not located near their marae, and therefore needed a space capable 

of performing functions that would usually happen on the marae, such as 

holding hui and events. The small number of houses at the papakāinga, 

and therefore the limited number of whānau who could live there 

permanently, also necessitated the provision of a space where wider 

whānau that were also descended from this land parcel could stay (short-

term) if they so wished. Developments such as Kāinga Tuatahi and 

Mangatawa do not have communal buildings included within their design in 

the same way that Horaparaikete has. Their developments (at this stage) 

consist of only housing as they are both situated on, or within walking 

distance of, their marae and its associated facilities which are available for 

use by the whānau. 

Facilities 

22. Waiōhiki and Pūkaki also show differences in facilities provided on-site. 

Whilst both papakāinga cater for similar numbers of people and have 

similar demographics, Waiōhiki has decided to include communal facilities 

such as sports courts, playgrounds, and gardens for use by its residents. In 

comparison, Pūkaki has not included any outdoor recreational facilities at 

this point in time, as their sole focus was on providing housing for their 

whānau so that they could come home to their ancestral lands. Waiōhiki on 

the other hand, aspired to a papakāinga where their children could play 

outdoors and socialise with their cousins – hence the inclusion of these 

facilities from the inception of the development. 

Layout 

23. Other variations can be seen in the layout of houses on their chosen sites. 

Developments such as Mangatawa have chosen to orient their housing so 

that it encircles their marae which sits as a focal point within the 

papakāinga. This was made possible by the absence of existing internal 

roads on-site to restrict design options, and because the papakāinga has 
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been located on the same land parcel as the marae. Waiōhiki however 

does not have cultural facilities such as marae directly on-site to orient 

itself around. It has therefore decided to adopt a more linear form along a 

newly formed cul-de-sac street. As the only brownfields papakāinga 

development within the study, Kainga Tuatahi has been especially 

restricted in its form by the existing street pattern. This has resulted in an 

almost pre-determined form for their papakāinga based on their existing 

built environment.  

Proximity to Cultural Facilities 

24. As mentioned above, not all papakāinga are co-located with a marae or 

other cultural facilities. Of the five case studies surveyed, only one was 

built on the same land parcel as their marae. Two were located within 

walking distance of their marae and urupā on a nearby block of land, one 

was on a block adjacent to their marae (and within walking distance of their 

urupā), and one was completely removed from all of their traditional 

cultural facilities. Whilst being near marae and other cultural markers is 

important, at a more practical level papakāinga need to be located where 

suitable land is available, such as land held in whānau ownership, land 

received through treaty settlements, or Māori title land.  

CONCLUSION 

25. The case studies reviewed within Schedule One have given examples of 

five different papakāinga developments that are either currently occupied 

or under construction. From these case studies some generalisations have 

been made about papakāinga which can be used to assist the Panel in 

what styles of development could occur within Christchurch.  

26. The small scale of papakāinga developments has been highlighted with 

most of the case studies having fewer than 36 homes (most significantly 

fewer), and 50 residents. The common theme of the staging of these 

developments has also been raised, which allows papakāinga to grow 

along with the aspirations of their residents and the wider whānau. 

27. I have described some common design and layout features such as the 

use of new, modern, self-contained single-detached and duplex houses, 

provision of communal facilities, and the absence of fences to create a 

communal living environment. 
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28. The idea of papakāinga being co-located with marae has also been 

disproven through these examples; with land availability being the greater 

determinant for papakāinga location. 

29. Most importantly however, in my view the variations between individual 

papakāinga have been reinforced through these case studies, 

demonstrating that each papakāinga will be as unique as the aspirations of 

the whānau occupying it, and the land it is set upon. There is no “one size 

fits all” papakāinga design in the same way that no two whānau have the 

same needs, desires, or resources. 

 

Courtney Louise Bennett 

 

5 November 2015 

 

 

 

 

 

 

 



Schedule 1 – Papaka inga Case Studies 

Papakāinga Case Studies Quick Facts Summary Table 
Name Address Size No. of Dwellings Zoning Density  Housing Types Land Ownership Land Title  Utilities On-site Facilities Proximity to 

cultural facilities 

Waiōhiki 
Papakāinga 

Ngāti Hinewera 
Lane, Waiohiki, 
Hastings  

1.45 ha 8 Plains zone 
under Hastings 
District Plan 

Approx. 23.4 
people per ha 
 
5.51 dwellings 
per ha 
 
(32-35 people) 
 

Single detached 
– 2, 3, 4 
bedrooms 

Ngāti Hinewera 
Trust 

General freehold 
(converted 
generations ago, 
but in unbroken 
ownership) 

Bore water, 
septic tanks, 
mains power 
(typical for area) 

Playground 
Sports grounds 
(Basketball & 
touch 
Gardens 
Orchard 

Walking distance 
to both marae & 
urupā 

Horaparaikete 
Papakāinga 

Welcome Bay, 
Tauranga 

1 ha (of 
a 32ha 
block) 

5  Rural  17 people per ha 
5 dwellings per 
ha 
 
(17 people) 

Single detached Trust  Maori title On-site  
 
 

Whānau marae 
with ablutions, 
kitchen, open-
plan space to 
host 100 and 
sleep 30 

Nil 

Kāinga Tuatahi Kupe St, Ōrākei, 
Auckland 

.5 ha 30 Māori Purpose 
overlay & 
papakāinga 
precinct under 
Auckland Unitary 
Plan.  
Special Housing 
Area 

60 dwellings per 
ha 
 
(Not yet 
populated) 

Terraced 
housing – 2, 3, 
and 4 bedrooms 

Ngāti Whātua 
Ōrākei Trust 

General freehold 
returned via 
treaty claim and 
vested in trust 

Mains power, 
water, sewage 

Communal 
orchard and 
vegetable 
gardens 
BBQ areas 
Playgrounds 

Adjacent to 
marae, puna reo, 
overlooking 
urupā, adjacent 
to whenua 
rangatira 

Pūkaki 
Papakāinga 

87 Pukaki Road, 
Māngere 

2.5 ha 12 
 

Three planned for Stage II 
Seven planned for Stage 
III 

Papakāinga Zone 
under Manukau 
District Plan 
 

16.4 people per 
ha 
4.8 dwellings per 
ha 
 
(41 people) 

- Duplexes 
 - Single  
detached 2,3,4 
bedroom 

32 owners Multiply owned 
Maori land 

Connected to 
existing mains 
power, water, 
sewage 

Nil Next door to 
marae & near 
urupā 

Mangatawa 
Papakāinga 
Village 

Tareha Lane, 
Kairua, Tauranga 

 
8 ha 

16 
 
Master plan for 36 

Rural marae 
community zone 
under Tauranga 
District Plan 

2.5 people per 
hectare 
4.5 dwellings per 
(based on 36 
dwellings) 
 
(20 people) 

Single detached Mangatawa 
Māori Land 
Incorporation 

Māori freehold 
land 

Connected to 
mains power, 
water sewage 

Marae 
Health centre 
Sports field, 
Early childhood 
centre 
Playground  
BBQ rotunda 

Marae on-site 

Control Development – Wigram Skies (typical commercial subdivision) 
Figures relating to a typical commercial subdivision have been included below to give context to the figures relating to the papakāinga case studies. Whilst Wigram Skies is being developed by Ngāi Tahu Property, we note that it is in no 

way a papakāinga development, rather it was chosen as a control development due to the ease in sourcing this information. 

Name Address Size No. of Dwellings Zoning Density  Housing Types Land Ownership Land Title  Utilities On-site 
Facilities 

Proximity to 
cultural facilities 

Wigram Skies  Wigram, 
Christchurch 

145.5 
ha 

1325 Living G 
(Wigram) 

15 
dwellings/hectare 
(approx. 3000 
people) 

Single detached 
Duplex 
Terraced 

Irrelevant in this 
context 

Irrelevant in this 
context 

Irrelevant in this 
context 

Irrelevant in this 
context 

Irrelevant in this 
context 



Waiōhiki Papakāinga 
Waiōhiki is a Ngāti Hinewera papakāinga on the outskirts of Taradale, Hawkes Bay. It consists of 8 single-

detached homes on 1.45ha of Ngāti Hinewera Trust-owned land, accessible via a private cul-de-sac. Construction 

of this papakāinga was completed in mid-2015 and is now tenanted by approximately 32-35 extended whānau 

members from kaumātua to young families (O'Reilly, 2015; Treacher, Ngāti Hinewera opens its first papakāinga, 

2015). Whilst all of the homes are self-contained, the papakāinga has communal facilities in the way of a 

playground, basketball half-court, touch field, vegetable and rongoā gardens, and a developing orchard. The 

papakāinga is also within walking distance of Waiōhiki marae and the whānau urupā (O'Reilly, 2015). 

The papakāinga block of land has been in unbroken whānau ownership since pre-European times (O'Reilly, 

2015). However, the land currently sits under general free-hold title due to their ancestor choosing to convert it 

from Māori title when law changes created the opportunity to do so (O'Reilly, 2015). The houses are then rented 

to whānau members by the Trust who have established eligibility criteria and a code-of-conduct for tenants 

including being whānau members, no dog ownership within the papakāinga, and no gang patches (Flemming, 

2015). The development is connected to mains power and phone lines, with bore-sourced water and septic tanks 

– as are all the surrounding properties (O'Reilly, 2015). 

The land that Waiōhiki papakāinga is built on is zoned “plains” under the Hastings District Plan (Hastings District 

Council, 2012). This zone is characterised by orcharding and cropping land uses, with zone objectives related to 

protecting the life-supporting capacity of the soil, providing for a wide range of activities, and protecting the 

amenity of the zone – including marae (Hastings District Council, 2012). Residential activities are permitted 

within the plains zone, however rules are written to provide for lifestyle blocks, with one dwelling per lot 

permitted and lots must be a minimum of 2500m2 (Hastings District Council, 2012). For this reason, Waiōhiki 

papakāinga would have been a restricted discretionary activity.   

Name Address Size No. of Dwellings Zoning Density  Housing Types Land Ownership Land Title  Utilities On-site Facilities Proximity to 
cultural facilities 

Waiōhiki 
Papakāinga 

Ngāti Hinewera 
Lane, Waiohiki, 
Hastings  

1.45ha 8 Plains zone under 
Hastings District 
Plan 

Approx. 23.4 
people per ha 
 
5.51 dwellings per 
ha 
 
(32-35 people) 
 

Single detached – 
2, 3, 4 bedrooms 

Ngāti Hinewera 
Trust 

General freehold 
(converted 
generations ago, 
but in unbroken 
ownership) 

Bore water, septic 
tanks, mains 
power (typical for 
area) 

Playground 
Sports grounds 
(Basketball & 
touch 
Gardens 
Orchard 

Walking distance 
to both marae & 
urupā 

 

 
 

 

 

 

 

 

 

 

 

 

 

Figure 3 Aerial view of Waiōhiki papakāinga (Flemming, 2015) 
Figure 2 Image of communal play areas within Waiōhiki (Treacher, Ngāti Hinewera opens its first 
papakāinga, 2015) 

Figure 1 Image of houses within Waiōhiki (Treacher, Ngāti Hinewera opens its first 
papakāinga, 2015) 



Horaparaikete Papakāinga 
Horaparaikete was one of the first modern papakāinga built within the western Bay of Plenty (Kingi V. , 2015) . It 

consists of five dwellings and a newly built whānau marae complete with kitchen, ablutions, and open 

entertaining/hosting space (Kingi V. , 2015). This development is on Māori title land, but is not in close proximity 

to an established marae or other cultural facilities (urupā, kōhanga reo etc.) which was why the communal 

“whānau marae” was a key feature of this build (Kingi V. , 2015). The papakāinga development itself occupies 

1ha of a 32ha block owned by the Horaparaikete Ahu Whenua Trust (Hoskins, 2012). The relatively small 

footprint of the papakāinga in relation to the overall land block was decided upon to allow the remainder of the 

block to be used for dry-stock farming, thus maintaining the rural productive use of the land (Burkhardt & 

Swallow, 2014). The five houses are occupied by 17 whānau members including kaumātua, couples, and both 

nuclear and intergenerational families. The houses near the whānau marae, the focal point of the papakāinga, 

with communal lawns linking the buildings together (Kingi V. , 2015).  

This development faced many roadblocks caused by planning provisions which resulted in it requiring a full 

publically notified resource consent hearing process, which was both expensive and time consuming – taking 

nine years to obtain the necessary consents and complete construction (Kingi V. , 2015). Since the construction 

of Horaparaikete, Tauranga has rewritten its planning provisions to better support the development of 

papakāinga housing based on lessons learnt from the Horaparaikete process (Kingi V. , 2015). 

 

Name Address Size No. of Dwellings Zoning Density  Housing Types Land Ownership Land Title  Utilities On-site Facilities Proximity to 
established 
cultural facilities 

Horaparaikete 
Papakāinga 

Welcome Bay, 
Tauranga 

1ha (of a 32ha 
block) 

5  Rural 17 people per ha 
5 dwellings per ha 
 
(17 people) 

Single detached Trust  Maori title On-site  
 
 

Whānau marae 
with ablutions, 
kitchen, open-plan 
space to host 100 
and sleep 30 

Nil 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4 Communal whānau marae building at centre of Horaparaikete 
papakāinga (Papakāinga Solutions Limited, 2014) Figure 4 Homes at Horaparaikete (Papakāinga Solutions Limited, 2014) 

Figure 5 Aerial view showing Horaparaikete papakāinga, with housing in foreground and whānau 
marae in top left corner (Google Earth, 2015) 



 

Kāinga Tuatahi 
Kāinga Tuatahi is the name that has been given to Phase One of the Ngāti Whātua o Ōrākei papakāinga 

development at Takaparawhau, Auckland that is currently under construction (Boffa Miskell, 2015). 

Takaparawhau is a block of land that includes Bastion Point, as well as the surrounding streets upon the 

headland that was part of an original Ngāti Whātua o Ōrākei landblock that was gifted back to the tribe as part of 

their treaty settlement (Hoskins, 2012). It is situated in the highly urbanised Central Auckland and is currently 

home to a large number of state houses (Hoskins, 2012). Due to the limited amount of land and the intensity of 

its development within Central Auckland, Ngāti Whātua o Ōrākei have decided to use terraced housing within 

Kāinga Tuatahi to use the land as efficiently as possible, and prioritise open space within the development (Boffa 

Miskell, 2015). This means that the development will most likely have a higher density than many other 

papakāinga – however it will be consistent with the surrounding area. Ngāti Whātua o Ōrākei are currently in the 

process of building 30 terraced houses of two, three, and four bedrooms on a brownfield site which will be sold 

to Ngāti Whātua o Ōrākei whānau (Hoskins, 2012). Eligible whānau had to prove that they had the financial 

means to pay for their home, and families that did not meet the criteria have been provided with financial 

planning assistance to help them meet the criteria once the second stage of housing becomes available (Ngāti 

Whātua Ōrākei, 2014) .  

Ngāti Whātua o Ōrākei actively worked with Auckland Council and the government for favourable planning 

provisions within their area. This resulted in their land block having a Māori Purpose overlay, and their proposed 

papakāinga location being identified as a papakāinga precinct (Auckland Council, 2013). This simplifies the 

consenting process by making anything included in an outline development plan that has been approved by the 

council a permitted activity (Auckland Council, 2013). They have also secured a Special Housing Area designation 

for their planned papakāinga location which further accelerates their ability to develop their papakāinga 

(Auckland Council, 2014).  

The development has a strong focus on fostering community, and environmental sensitivity – despite the 

intensification of land use (Boffa Miskell, 2015). This intensification has allowed for more area to be dedicated to 

open spaces including pockets of native planting, communal orchards and vegetable gardens, outdoor BBQ 

areas, and playgrounds and lawns for children (Boffa Miskell, 2015). The residents of Kāinga Tuatahi will also 

have easy access to the nearby marae, puna reo, marae-based healthcare facilities, and connection to the 

Whenua Rangatira – their ancestral land block with views to their tribal mountains and waterways (Ngāti 

Whātua Ōrākei, 2014).  

 

Name Address Size No. of Dwellings Zoning Density  Housing Types Land Ownership Land Title  Utilities On-site Facilities Proximity to 
cultural facilities 

Kāinga Tuatahi Kupe St, Ōrākei, 
Auckland 

.5ha 30 Māori Purpose 
overlay & 
papakāinga 
precinct under 
Auckland Unitary 
Plan.  
Special Housing 
Area 

60 dwellings per 
ha 
 
(Not yet 
populated) 

Terraced housing 
– 2, 3, and 4 
bedrooms 

Ngāti Whātua 
Ōrākei Trust 

General freehold 
returned via treaty 
claim and vested 
in trust 

Mains power, 
water, sewage 

Communal 
orchard and 
vegetable gardens 
BBQ areas 
Playgrounds 

Adjacent to 
marae, puna reo, 
overlooking urupā, 
adjacent to 
whenua rangatira 

 

 

 

 

 

 

 

 

 

 

 

Figure 7 Site plan for Kāinga Tuatahi showing terraced housing 
(Boffa Miskell, 2015)  

Figure 9 Artists impression of part of Kāinga Tuatahi, showing communal spaces (Boffa Miskell, 
2015) 

Figure 8 Master plan of Ōrākei papakāinga (area in grey) (Boffa Miskell, 2015) 



Figure 11 (left) Site Plan of Phase One Pūkaki Papakāinga (Pūkaki Trust, 2011) 

 

Pūkaki Papakāinga 
Pūkaki is a Te Ākitai whānau (ngā uri o Reremoana Te Māhia rāua ko Huiārangi Rauwhero) papakāinga situated 

on the outskirts of Māngere, South Auckland in a semi-rural setting near Auckland Airport (Hoskins, 2012; Pūkaki 

Trust, 2011). This 2.5ha block is multiply-owned Māori land and is adjacent to Pūkaki Marae, with the whānau 

urupā a short distance away (Wade, 2015). The papakāinga consists of  10 new houses - three duplexes, and a 

selection of two, three, four, and five bedroom homes – as well as two pre-existing homesteads, which are 

collectively referred to as Phase One of the Pūkaki papakāinga (Hoskins, 2012; Wade, 2015). The development is 

home to 41 extended whānau members including eight kaumātua homes, intergenerational families, and 

parents with children (Wade, 2015). Phase Two is in the final stages of development and consists of an extra 

three houses; with an aspiration to add another seven homes in a final third phase (Wade, 2015). The communal 

nature of papakāinga has been expressed through the absence of fences between houses. Rather, planting has 

been used to create private spaces (Te Puni Kōkiri, 2014). No communal facilities have been constructed on-site 

yet as the initial focus was the creation of homes to allow whānau to once again occupy their land (Wade, 2015). 

However, Pūkaki Marae is situated on the property next door which makes the facility easily accessible for 

whānau use. 

The Pūkaki papakāinga lands were affected by land confiscations under the New Zealand Settlements Act 1863, 

with development and use of the block heavily restricted from the 1960’s due to airport protection rules (Te Puni 

Kōkiri, 2014) . This resulted in whānau housing falling into disrepair, being demolished, and whānau moving off 

their ancestral lands (Te Puni Kōkiri, 2014; Wade, 2015). In the 1990’s these restrictions were lifted and both the 

Manukau City Council and Auckland Airport funded the construction of roading and utilities connections to the 

land block as a goodwill gesture, which has made the process of re-establishing the papakāinga more 

straightforward (Te Puni Kōkiri, 2014; Wade, 2015). The Manukau District Plan included Pūkaki under the 

papakāinga zoning and, because of the existing roading and utility connections, development on this land was 

listed as a permitted activity (Manukau City Council, 2002). This meant that only building consent was required 

for this development (Wade, 2015). Other areas zoned as papakāinga listed development as a controlled activity 

subject to appropriate utility service provision (Manukau City Council, 2002).  

Name Address Size No. of Dwellings Zoning Density Housing Types Land Ownership Land Title Utilities On-site Facilities Proximity to 
Cultural 
Facilities 

Pūkaki 
Papakāinga 

87 Pukaki Road, 
Māngere 

2.5 ha 12 
 
Three planned for Stage II 
Seven planned for Stage III 

Papakāinga Zone 
under Manukau 
District Plan 

 

16.4 people per ha 
4.8 dwellings per 
ha 
 
(41 people) 

- Duplexes 
 - Single  detached 
2,3,4 

32 owners Multiply owned 
Maori land 

Connected to 
existing mains 
power, water, 
sewage 

Nil Next door to 
marae, & near 
urupā 

 

 

 

  

 

 

 
 

Figure 10 Duplex housing within Pūkaki Papakāinga (Pūkaki Trust, 
2011) 

Figure 12 Aerial view of Pūkaki papakāinga location, showing proximity to airport and 
urban areas (Google Earth, 2015) 



 

 

Mangatawa Papakāinga Village 
Mangatawa papakāinga village is a master planned papakāinga development built around Tamapahore Marae in 

Kairua, Tauranga (Kingi V. , 2015). It began as twelve two-bedroom and four one-bedroom kaumātua flats which 

received the New Zealand Architecture Waikato Bay of Plenty Architecture Award in Housing in 2012 (Kingi V. , 

2015). On the request of the wider whānau, the next phase of housing has consisted of whānau sized homes 

which is seeing 12 four-bedroom houses being built behind the kaumātua flats (Kingi V. , 2015). There are 

currently 16 occupied dwellings on the site which are all owned by the Incorporation and rented to whānau 

members (Kingi V. , 2015). The next phase of development will consist of eight four-bedroom whānau homes 

that will be available for purchase by whānau members in 2016 (Kingi V. , 2015).  

This development occurs on a single Māori freehold land title that is also home to the marae, a whānau health 

centre, and a kōhanga reo (Kingi V. , 2015). In addition to the development of these new dwellings, communal 

facilities such as playing fields, playgrounds, and a BBQ rotunda have also been developed (Kingi V. , 2015). Due 

to its relative proximity to Tauranga urban area, this development was able to be connected to mains utilities 

(Kingi V. , 2015). The master plan for this development was created to meet the aspirations of the wider whānau 

and to ensure that the development met their needs (Kingi V. , 2015). Then they worked with the Tauranga City 

Council to amend their planning provisions to enable the types of development within their masterplan (Kingi V. 

, 2015). 

 

Name Address Size No. of Dwellings Zoning Density Housing 
Types 

Land 
Ownership 

Land Title Utilities On-site 
Facilities 

Proximity to 
Established 
Cultural 
Facilities 

Mangatawa 
Papakāinga 
Village 

Tareha Lane, Kairua, 
Tauranga 

8 ha 16 
 
Master plan for 36 

Rural marae 
community zone 
under Tauranga 
District Plan 

2.5 people 
per hectare 
4.5 
dwellings 
per (based 
on 36 
dwellings) 
 
(20 people) 

Single 
detached 

Mangatawa 
Māori Land 
Incorporation 

Māori 
freehold 
land 

Connected 
to mains 
power, 
water 
sewage 

Marae 
Health centre 
Sports field, 
Early 
childhood 
centre 
Playground  
BBQ rotunda 

Marae on-site 

 

 

 

  

Figure 6 Aerial view of Mangatawa. Note strip of completed kaumātua housing in 
centre, with whānau homes under construction behind (Google Earth, 2015) 

Figure 5 Kaumātua housing at Mangatawa (Papakāinga Solutions Limited, 2014) 
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