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Comparison with SmartGrowth Projections  
SmartGrowth adopted the population and household projections produced  by the National Institute of 
Demographic and Economic Analysis (NIDEA) in 2014.  After  the release of the 2018 Census results , both 
Councils re - aligned the NIDEA projections to accommodate the higher population increase as per 
Census  and the population estimates that Stats NZ  releases annually , and updated the projections in 
2022.  

In June 2018, the population for the Western Bay of Plenty sub - region was  195,500 .8 The population of 
the sub - region is projected to increase to 2 83,139 people (+ 87,639 people) by 20 50 , while the number 
of dwellings is projected to increase from 78, 458  to 118,370 over that period.  
 

Figure 9 New d welling s consent ed  compared to SmartGrowth projecte d growth, W estern Bay of 
Plenty  sub - region, 201 8 to  2024 

 

Between 1 July 2018 and 30 June 2024, 532 or 6% less dwellings were consented in the sub - region 
compared to the SmartGrowth dwelling projections for  the same period.  The number of dwellings 
consented closely aligned with projections in the first four years. However, this trend ha s changed in 
the past two years partly attributable to interest rate rises , shor tage in developable land  and high costs 
of building.  The shortfall of developable land was observed in Tauranga City  rat her than in Western 
Bay of Plenty District . 

 
 

 
8  SmartGrowth population projections for Tauranga City were released in October 2022 and W estern Bay of Plenty District LTP 

projections were updated in April 2023 . 
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Figure 10 New d welling s consented compared to SmartGrowth projected growth, Tauranga City, 
2018 to 2024 

 

In Tauranga City, 579 or 8% less dwellings were consented compared to the SmartGrowth projections 
between 1 July 2018 and 30 June 2024. The number of dwellings consented closely aligned with 
projections in the first four years. However, this trend ha s changed in the past two years partly 
attributable to interest rate rises , shortage in developable land and high costs of building . 

 
Figure 11 New d welling s consented compared to SmartGrowth projected growth, Western Bay of 

Plenty District, 2018 to 2024  

 
In Western Bay of Plenty District, 47 or 2% more dwellings were consented compared to SmartGrowth 
dwelling projections from 1 July 2018 to 30 June 2024.  
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Figure 19 Dwellings sold , Tauranga City and W estern Bay of Plenty District , 1993 to 2024   

 
Source: HUD  

 
Figure 20 Dwellings sold, July 2023 to June 20 24 

 

 
 

 

Figure 21   Percentage chan ge in annual dwellings 
sold, July 2023 to June 2024  

 

Ratio of Dwelling Sale Prices to Rent  
The ratio of dwelling sale prices to rents provides another indicator of  housing affordability. In Tauranga 
City, the ratio has generally decreased, indicating a relative improvement in affordability, with a ratio 
of 25.3 in June 2024 compared to 26.1 in December 2023. However, it remains high compared to 
historical levels, re flecting persistent affordability challenges.  

Western Bay of Plenty District shows a similar trend, with a ratio of 32 .0 in June 2024, slightly up from 31.6 
in March 2024. The  rising ratio suggests that while affordability may be improving in the short term with 
sales prices stabilising , the cost of home  ownership relative to rental prices remains a significant issue. 
Refer to Appendix 1 for an explanation of this indicator.   
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Figure 23 Annual change in mortgage affordability index , Tauranga City and Western Bay of 
Plenty District, 20 10 to 2024  

 
Source: HUD 

 

Change in Deposit Affordability Index  
The change in deposit affordability indicator compares changes in house prices with the growth in 
median household disposable (after tax) income.   

The figure below shows that securing a deposit ha s improved in the short term from the latter part of 
2022 to mid - 2023 , at 14% to 20% in Tauranga City and 9% to 15% in Western Bay of Plenty District.  However, 
it  ha s worsened recentl y dipping to  4% in Tauranga City and 5% in Western Bay of Plenty District  in June 
2024 . This means that it ha s become unaffordable to secure a deposit in the sub - region at these times.  

 
Figure 24  Annual change in deposit affordability index , Tauranga City and Western Bay of Plenty 

District, 20 10 to 2024  

 
Source: HUD  
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Figure 26  Proportion of average rent to household income,  Tauranga City and Western Bay of 
Plenty District,  2005 to 202 4  

 
Source: Infometrics  
 
 
 

5  Residential Section Size  
 

New Lots Creat ed   

Tauranga City  
In the last three years, there has been a notable shift in residential lot sizes with a trend toward smaller 
sections, with the proportion of lots measuring 175m² or smaller significantly rising from 5% in 2021/22 to 
27% in 2023/24 . In contrast , the proportion of larger lots between 326m² and 500m² ha s continuously 
declined from 35%  to 12% in the same period.  This pattern indicates the shift toward higher density 
development, potentially driven by the shortage of residential zoned land and the City Plan rul es to 
enable housing supply.  

The most common lot size was 176m² to 325m² , accounting for 48% of all new lots. On the other hand, 
larger lots of more than 500m² continue to make up a smaller fraction of new subdivisions and may 
further be subdivided in the future, particularly in suburban and Wairakei residential zones.  

 
Table 10   Residential lot/section size for new  lots created , Tauranga City, 20 22 to 20 24 

Residential 
Lot/ Section 
Size (m 2)  

Dwelling 
y ield per ha  

2021/22 2022/ 23 2023/ 24 

Number  Percent  Number  Percent  Number  Percent  

175 & below  40 & above  22 5 50  10 139 27 

176- 325 21- 39 218 48  247 50  245  48  

326 - 500  14- 21 160 35 100 21 63 12 

501- 750 9- 14 25 5 58  12 22 4 

751- 1,000  7- 9 6 1 6 1 9 2 

Above 1,000  Below 7  26 6 31 6 30 6 

Total   457  100 492  100 508  100 

  Dwelling yield per hectare is based on the assumption that 30% of the land is allocated  to roads and reserves during subdivision . 
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alteration or conversion of a garage or  rumpus room , or alteration to the main dwelling , resulting in  an 
additional independent dwelling unit.  

 
Figure 31 Type of dwellings consented , Tauranga City, 20 24 

 
 
 
Figure 32  Main t ype of dwellings consented , Tauranga City, 2018 to 202 4 

 
 
The proportion of dwellings consented in infill areas increased from 33% in 2022/23  to 41% in 2023/24 , 
while those consented in the greenfield UGAS declined from 65% to 59% in the same period.  

In both infill and UGAs, the majority of the dwellings were in residential zones (suburban residential, 
Wairakei residential), at 96 % and 69 %, respectively. More than 27% of the dwellings in the UGAs are in 
rural and rural residential zones.  

In the residential zones in the infill areas, around 60 % of the dwellings consented were attached , while 
34% were stand - alone  dwellings. In the UGAs, 4 8% of the dwellings consented in the residential zones 
were stand - alone , 18% were attached and 20% were retirement village units.  
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Figure 41 Floor size of dwellings consen ted , Tauranga City, 2024  

 
 
 
Table 28   Floor size for dwellings consented , Tauranga City, 2022  to 20 24 

Floor Size (m 2)  
2021/22 2022/ 23 2023/ 24 

Number  Percent  Number  Percent  Number  Percent  

Less than 50  17 1 57 7 8 2 

50 - 75 32 3 39 5 34 7 

76- 100 145 12 124 15 180  36 

101- 125 191 15 247 29 59  12 

126- 150 275 22 122 15 70 14 

151- 175 166 13 103 12 58  11 

176- 200  165 13 56  7 24 5 

201- 225 118 9 38 5 16 3 

Greater than 225 143 11 53 6 51 10 

Total  1,252 100 839  100 500  100 

 



 

37 

 

Figure 42  Proportion of dwellings consented by floor area in Tauranga City, 2018 to 20 24 

 
 
 
Western Bay of Plenty District  
In 2023/24, 38% of consented dwellings in the District ha d  a floor area between 76 - 125m2, demonstrating 
an increase in number of smaller homes, followed by a floor area of 126 - 175m² at 20%. In rural areas, 
larger dwellings were more common where 37% of the total rural zoned dwellings consented have a 
floor area of 250m² or more.   
 

Figure 43  Floor size of dwellings consented , Western Bay of Plenty District , 2023 to 2024  
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Figure 45    Average construction value per residential building, Tauranga City and W estern Bay of 
Plenty District , 2006  to 2024  

 
Source: Stats NZ  Infoshare  
 
 
Table 32    Average construction value , Tauranga City and W estern Bay of Plenty District  

 
 
 
 
 
 
 
 
 
 
 
 

Source: Stats NZ  Infoshare  

 
Figure 46    Average construction cost per square metre, Tauranga City and W estern Bay of Plenty 

District , 2006  to  2024 

 
Source: Stat s NZ Infoshare  

Average Construction Value  ($)  Trend  $ Change  % Change  

Tauranga City  

This year   476,474      

Last year   447,862   28,612 6% 

Last 5 years (average)   420,262   56,212 13% 

Last 10 years (average)   381,954   94,520  25% 

Western B ay of Plenty District   

This year   572,385     

Last year   593,060   - 20,675  - 4% 

Last 5 years (average)  488,743   83,642  17% 

Last 10 years (average)   418,749   153,636 37% 
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Table 33    Average construction cost per square metr e, Tauranga City and Western Bay of Plenty 
District  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Stat s NZ Infoshare  

 

Residential Building Consents Issued by Type  
Stat s NZ classifies residential buildings into houses, apartments, retirement village units and 
townhouses, flats, units and other dwellings .17  By this classification, stand - alone  house s were  the main 
type of dwelling  consented  in the sub - region  in the last 1 7 years .  

The residential building sector of the sub - region ha s experienced a notable contraction with a 
combined drop  of 40%  in residential building s consented  from 2006/07 to 2023/24. Specifically, 
Tauranga City had a substantial reduction of 36% from  2022/23 to 2023/24. The trend was even more 
significant  compared to the five and ten - year averages with  reductions of 48% and 54%, respectively. 
The trend was similar in Western Bay of Plenty District although declines were smaller with a 7% drop in 
2023/24 compared to the previous year , and 27% and 30% over five and ten years , respectively.  

The types of residential dwellings being constructed have also evolved. The decline in stand - alone  
houses in both local authorities was accompanied by the rise in townhouses, flats and other dwellings 
built in the last twelve months compared to the past five years. These shifts suggest changing 
preferences and a probable response to market demands and/ or economic considerations .  

 
Figure 47   Dwelling consents issued by type, Western Bay of Plenty District , 2006 to 2024 

 
Source: Stat s NZ Infoshare  

 
17    Residential statistics from St ats NZ  were included in addition to Figures 47 and 48  to provide time - series data from 2006 .    

 

Average Construction Cost per  m 2 ($)  Trend  $ Change  % Change  

Tauranga City  

This year  3,659     

Last year  3,343  316 10% 

Last 5 years (average)  2,952  707 24% 

Last 10 years (average)  2,479  1,180 48% 

Western Bay of Plenty District  

This year  3,648     

Last year  3,239  409  13% 

Last 5 years (average)  2,857  791 28% 

Last 10 years (average)  2,360  1,288 55% 
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Figure 48    Dwelling consents issu ed by type, Tauranga City, July 2006  to  June 20 24 

 
Source: Stat s NZ Infoshare  

 
 
Table 34     All residential buildings , Tauranga City and W estern Bay of Plenty District  

 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
 

Source: Stat s NZ Infoshare  

 
Table 35    Dwelling type s, Tauranga City and W estern Bay of Plenty District   

Period  
Territorial 
Authority  

Houses  Apartments  
Retirement 

Village Units  

Townhouses, 
Flats, Units, and 
Other Dwellings  

Last 12 months  
Tauranga City  53% 1% 10% 36% 

Western Bay of 
Plenty District  

61% -  2% 38% 

Last 5 Years  
Tauranga City  60% 5% 14% 20% 

Western Bay of 
Plenty District  

83% -  1% 16% 

Source: Stats NZ  Infoshare  

All Residential Buildings  Trend  Change  % Change  

Tauranga City  

This year  593     

Last year  929   - 336  - 36% 

Last 5 years (average)  1,142  - 549  - 48 % 

Last 10 years (average)  1,301  - 708 - 54 % 

Western Bay of Plenty District  

This year  299     

Last year  320  - 21 - 7% 

Last 5 years (average)  412  - 113 - 27% 

Last 10 years (average)  430   - 131 - 31% 

Western Bay of Plenty Sub - region  

This year  892     

Last year  1249  - 357 - 29% 

Last 5 years (average)  1,554  - 662  - 43% 

Last 10 years (average)  1,731  - 839  - 48% 
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Table 46   Consents for Industrial and Commercial buildings , Western Bay of Plenty District , 2014 to 2024  

Year  Industrial Building Consents  Commercial Building Consents  

2013/14 0 0 

2014/15 0 0 

2015/16 4 2 

2016/17 6 5 

2017/18 4 3 

2018/19 0 8 

2019/20  1 3 

2020/21  1 3 

2021/22  0 3 

2022/23  0 10 

2023/24  1 8 

5 Year Average  0.6 4.8  

 

Non - Residential Building Consents Issued by Type  
Stat s NZ publishes  non - residential consent statistics  for all local authorities.  In the sub - region, the count 
of non - residential building consents varie d  notably between the Western Bay of Plenty District and 
Tauranga City, reflecting their distinct characteristics and economic activities. It  is important to note 
that "consents" refers to approvals granted for all  types of non - residential construction projects, 
including new buildings , project stages and additions/ alterations  to existing buildings  rather than solely 
number of new buildings . Western Bay of Plenty District approved  more consents related to  farm 
buildings, given its predominantly rural landscape, while Tauranga City issued more consents for 
commercial, industrial, factory, and storage facilities.  

During the 202 3/2 4 period, a total of 14 2 non - residential building consents were approved across the 
sub - region , with Tauranga City account ing  for 82 of these consents  and Western Bay of Plenty District 
ha ving  60 consents.  

Of the 82 non - residential building consents issued in Tauranga City, 5 3 (or 65 %) were for commercial, 
industrial, factory, and storage buildings. For Western Bay of Plenty District, 39  (or 65 %) of the non -
residential building consents were for farm buildings.  
 

Figure 50    Non - residential building consents, Tauranga City, 2006 to 2024  

Source: Stats NZ Infoshare  
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Figure 51   Non - residential buildin g consents, W estern Bay of Plenty District , 2006  to 2024 

 
Source: Stat s NZ Infoshare  

 
Table 47    Non - residential building consents , Tauranga City and W estern Bay of Plenty District  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Stat s NZ Infoshare  

 

Non - Residential Building Consents by Construction Value   
Construction activity in the sub - region was notably high in 2017/18 with a total of 245 consents of non -
residential nature, but significantly declined by 42% or 142 consents in 2023/24.    

In terms of construction values, Western Bay of Plenty District had a 12% decline equivalent to $3. 8 million 
while Tauranga City  had a 29% increase equivalent   to $ 85 .3 million despite the decline of 30% in 
number of consents.  

From 2022/23 to 20 23/ 24, Western Bay of Plenty District had declines in number  (19%) and value  (25%)  
of non - residential consents.  On the other hand, Tauranga City experienced a contrasting trend, with an 
increase of 9% in number of consents. The impressive 61% increase in total value of non - residential 

All non - residential building consents  Trend  Change  % Change  

Tauranga City  

This year  82    

Last year  75  7   9% 

Last 5 years (average)  90   - 8 - 9% 

Last 10 years (average)  96   - 14 - 15% 

Western Bay of Plenty District  

This year  60     

Last year  74  - 14 - 19% 

Last 5 years (average)  93  - 33 - 35% 

Last 10 years (average)  110  - 50  - 45 % 

Western Bay of Plenty Sub- region  

This year  142    

Last year  149  - 7 - 5% 

Last 5 years (average)  183  - 41 - 22% 

Last 10 years (average)  206   - 64  - 31% 
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consents having a $4.6 million average value per consent suggest ed  a strong demand for high - value 
non - residential construction project s in the City.  

 

Figure 52   Non - residential building consents and average construction value, Tauranga City, 200 7 
to 202 4 

 
Source: Stat s NZ Infoshare  

 

 
Figure 53    Number of n on - residential building consents and average construction value, W estern 

Bay of Plenty District , 200 7 to 2024 

 
Source: Stats NZ  Infoshare  
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Commercial  and Industrial Building  Consents   
Between 2006/07 and 2023/24 , Tauranga City has seen considerable growth in both commercial and 
industrial building  consent s, al though  the value and proportion of commercial and industrial building 
consents has exhibited significant variation over this period.  The nominal value of consents for 
commercial buildings fluctuated substantially, from a low of $5.7 million in 2008/09 to a high of $169 
million in 2023/24. The proportion of commercial building consents relative to total non - residential 
consents also var ied, peaking at 56% in 2011/12 and dipping to 9% in 2020/21. As of 2023/24, this 
proportion stood at 45%  with commercial  consents valued at $169 million . 

The proportion of consents related to factories, industrial, and storage building s also had significant 
changes, from a high of 57% in 2008/09 to a low of 9% in 2009/10. Construction activities of th is nature  
were notably in demand right after the pandemic in 2020/21 when both value and proportion of 
consents for these buildings were highest at $229.2 million and 76%, respectively. For 2023/24, while the 
proportion was  24%, a decline from previous peaks , the value of consents was  $90.4 million indicating 
de velopment was significant.   

 
Table 48    Value and proportion  of commercial and industrial building  consents  to all non -

residential building consent s, Tauranga City , 2007 to 202 4 

 Commercial building consents  
Factories, industrial, and storage  building 

consents  

Year  
Value of consents 

(million $)  
Percent  of non - residential 

building  consents   
Value of consents 

(million $)  
Percent  of non - residential 

building  consents  
2006/07  40.7 39        46.7  45 

2007/08  24.7 33        33.7  45  

2008/09  5.7 14        23.7  57 

2009/10  8.5 9          8.9  9 

2010/11 40.5  51        19.0  24 

2011/12 36.0 56           7.9  12 

2012/13 8.5 18        22.4  46 

2013/14 15.0 17        37.9  42 

2014/15 48.8  39        47.8  38 

2015/16 69.2 45         42.1  27 

2016/17 28.9 20        46.8  32 

2017/18 161.4 56        74.4  26 

2018/19 62.8 29        94.6  44 

2019/20  50.0  34        58.0  40  

2020 / 21 27.0 9      229.2  76 

2021/22 38.6 17        88.8  40  

2022/23  101.0 43       62.0 27 

2023/24  169.0 45        90.4  24 

Source: Stat s NZ Infoshare  

 
In 2023/24, Western Bay of Plenty District had a notable decrease in the value of commercial and 
industrial building consents at $4.4 million from a high of  $11.4 million recorded in 2022/23. 
Proportionally, a similar trend was observed for commercial buildings which accounted for 16% of total 
non - residential consents, down from 30% in 2022/23 , the highest proportion recorded in the last ten 
years.  

For non - residential building consents related to factories, industrial, and storage building s the value of 
consents in 2023/24 was $6.3 million, slightly down from $7.8 million in 2022/23 , but a significant decline 
from the peak value of $37.0 million in 2021/22. The proportion of these consents  constituted 2 3% of total 
non - residential consents, a slight increase from 2 1% in 2022/23, but still well below the peak of 68% in 
2020/21. This rise in proportion suggests that while the overall value of activities related to industrial 
building s has decreased, its relative significance within the non - residential sector has slightly 
improved. This shift may imply a more focused but smaller - scale industrial investment amidst a 
broader decline in overall non - residential building activity.  









http://www.data.govt.nz/
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Appendix 4   

Development Map s 
Western Bay of Plenty District  
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Tauranga City  
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Appendix 5 

Dwelling Occupancy by  Census 2023 SA2  
 
 
Tauranga City  

Statistical Area  2 Population  
Occupied 
Dwelling s 

Unoccupied 
Dwelling s 

Total 
Dwellings  

Unoccupied  Total 
Ratio ( %)  

Keenan Road  222 78 3 84  4   
Matua North  3,024 1,134 84  1,221 7 
Inlet Tauranga Harbour 
South  51 12 0 12  
Mount Maunganui North  3,204 1,440 894  2,343 38 
Matua South  2,604  948  75 1,023 7 
Bethlehem North  3,645  1,542 105 1,707 6 
Bellevue  3,852 1,305 60  1,368 4 
Otumoetai  North  2,223 942  69  1,014 7 
Otumoetai  East 3,699  1,452 117 1,569 7 
Otumoetai  South  2,415 885  57 945  6 
Brookfield West  3,129 1,128 54  1,185 5 
Bethlehem Central  4,392 1,680 111 1,803 6 
Brookfield East  2,895  1,011 63 1,074 6 
Mount Maunganui South  2,844  1,086 255  1,347 19 
Tauranga Central  2,679 1,230 156 1,392 11 
Mount Maunganui Central  225 99  27 129 21 
Judea  2,691 1,038 66  1,104 6 
Te Reti 1,944 639  21 657  3 
Bethlehem South  1,119 360  18 378 5 
Omanu Beach  2,982 1,107 183 1,302 14 
Tauranga Hospital  2,118 792 90  882  10 
Tauriko  291 96  18 111 16 
Gate Pa  3,843  1,299 72 1,377 5 
Greerton South  672 270 24 294  8 
Tauranga South  4,110 1,668 147 1,821 8 
Fraser Cove  1,269 426  36 459  8 
Arataki North  3,201 1,212 168 1,383 12 
Matapihi  837 219 15 234 6 
Pyes Pa North West  2,550  912 45  960  5 
Pyes Pa West  4,254  1,329 66  1,407 5 
Greerton North  3,600  1,452 105 1,557 7 
Yatton Park  2,712 864  45  912 5 
Pyes Pa North  3,846  1,320 63 1,383 5 
Arataki South  3,063  1,083 144 1,233 12 
Pyes Pa South  2,919 1,044 39 1,089 4 
Poike 1,062 342 27 399  7 
Te Maunga North  3,354 1,446 210 1,668 13 
Maungatapu  2,883 1,047 102 1,155 9 
Hairini  3,246 1,260 72 1,335 5 
Pyes Pa East  666  204  9 216 4 
Te Maunga South  2,163 843  75 918 8 
Pacific Lakes  2,931 1,260 123 1,383 9 
Kaitemako  1,554 528  30 558  5 
Ohauiti  4,020  1,494 72 1,599 5 
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Appendix 6  

Statistical Area 2 Map s 
Western Bay of Plenty District  
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Tauranga City  

 










































