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Comparison with SmartGrowth Projections  
Detailed population and household projections have been produced for the SmartGrowth region by the 
National Institute of Demographic and Economic Analysis (NIDEA), University of Waikato7 in 2014. Since 
the release of the 2018 Census results, the NIDEA projections were re-aligned to accommodate the higher 
population increase as per Census and the population estimates that Statistics New Zealand releases 
annually.  

In June 2018, the population for t he Western Bay of Plenty sub-region was 195,5008. The population of 
the sub-region is projected to increase to 283,139 people (+ 87,639 people) by 2050, while the number 
of dwellings is projected to increase from 78,458 to 118,370 over that period.   

 
Figure 8  Dwelling consents issued compared to SmartGrowth projecte d growth, WBOP sub -region, 
201 8 to  20 23 

 
 
 
 
Figure 9  Dwelling consents issued compared to SmartGrowth projected growth, WBOPD, 201 8 to 20 23 

 
 

 
7 The revised projections were adopted by the SmartGrowth Committee on 28 May 2014 and updated by both Councils in 2022. 
8 SmartGrowth population projections for Tauranga City released October 2022 and WBOPD LTP projections updated in April 2023 

Between 1 July 2018 and June 2023, 98 less dwellings (1.2%)  were consented in the sub-region compared to 
the SmartGrowth dwelling projections in the same period.  
 
 
 

In WBOPD, 85 more dwellings (4.1%)  were consented compared to SmartGrowth dwelling projections from 1 July 
2018 to June 2023.  
.  
.  
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Figure 10   Dwelling consents issued compared to SmartGrowth  projected growth, Tauranga City, 
201 8-202 3 

 
 
 
 
 

 
 
 
 
 
 

From July 2018 to June 2023, the actual dwelling consents issued are close to the dwelling projections, except for 
�¿�P�R�N�R�U�R�D�����:�D�L�K�¯���%�H�D�F�K���± Bowentown and Katikati with 98 more dwellings than projected collectively. In the rural 
areas, 68 additional dwellings were consented (575 consents) compared to SmartGrowth projections of 419 
consents. 
 
 

 
 

In Tauranga City, 183 (3%) less dwellings were consented compared to the SmartGrowth projections between 1 
July 2018 and 30 June 2023.   
 

Figure 11   Dwelling consents issued compared to SmartGrowth projections by growth area, WBOPD,     
1 July 201 8 to 30 June 20 23 
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Figure 22   Annual change in mortgage affordability index  

 
Source of raw data: 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.    

Figure 23 shows that saving for a deposit has improved since December 2021 to the highest point in 
March 2023 at 23% but declined in June 2023 at 19% and 15% in Tauranga City and Western B ay of 
Plenty District, respectively. However, servicing a mortgage is still unaffordable as shown in the figure 
above.   

 

Figure 23   Annual change in deposit affordability index  

 
Source of raw data: HUD 

Change in rental affordability index 

The change in rental affordability compares changes in rental prices for new tenancies with the growth 
in median household disposable (after tax) income.   

Figure24 shows that rental affordability was fluctuating but had improved in the last twelve months. The 
annual increase in household disposable income during this period was greater than the increase in rent 
prices, except in March 2023 for Western Bay of Plenty District where the change was below 0. The 
positive changes were still very low (0 to 4.3%)  indicating low home affordability.   
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Figure 24   Annual change in rental affordability  index  

 
Source of raw data: HUD 
 

Proportion of average rent to household income 
The proportion of average annual rent to average household income indicates rental affordability. A 
higher proportion suggests that average rents cost a greater multiple of typical incomes, which indicates 
lower rental affordability.  

The proportion of average annual rent to household income in the sub -region had increased in the last 
three years but still lower than 30% 15. This, in addition to other measures indicating housing 
unaffordability as discussed in the previous section, show that it is still more affordable to rent than to 
buy a house in the sub-region.  

 
 
Figure 25   Proportion of average rent to household income, 2005 to 2023  

 
Source of raw data: Infometrics  
 
 

 
15  30% of income is the ideal maximum limit that should be spent on rent  
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5 Residential section size  
 

Tauranga City  
Although residential subdivision activity had increased slightly by 8% from 2021/22 to 2022/2023, 
residential section size had been smaller. This is evident in the increase in proportions of sections with 
size smaller than 175m2 from 5% to 10% and the next bigger size of 176m2 to 325m2 from 48% to 50%. 
The latter was the most prevalent new lot size in 2022/23. On the oth er hand, new lots measuring 326m2 
to 500m2 decreased in proportion from 35% in 2021/22 to 20% in 2022/23.  
 
It is expected that the new lots bigger than 750m2 particularly those in the suburban & Wairakei 
residential zones will be further subdivided in the future .  
 
Table 10   Residential lot/section size for additional lots created  in Tauranga City, July 20 19  to 

June 20 23 
Residential lot/  

section size 
(m 2)  

Dwelling 
yield per ha  

2020/21  202 1/2 2 202 2/2 3 
Number 
of lots  

Percent of 
total  

Number 
of lots  

Percent of 
total  

Number 
of lots  

Percent of 
total  

 175 and below 40 & above 35 5 22 5 50 10 
 176-325 21-39 217 31 218 48 247 50 
  326-500 14-21 223 32 160 35 100 21 
  501-750 9-14 177 25 25 5 58 12 
  751-1000 7-9 16 2 6 1 6 1 
  Above 1000 Below 7 30 4 26 6 31 6 
     Total   698  100  457  100  492  100  

  Dwelling yield per hectare based on the assumption that 30% of the land is allocated to roads and reserves during subdivision 
 
 

Tauranga City urban growth area  
Majority (88%) of the new lots created from July 2022 to June 2023 were located in the Greenfield UGAs, 
with 81% of these lots measuring 500m2 and smaller.  Among the Greenfield UGAs Wairakei had biggest  
proportion of 65% of the new lots created, where more than three-quarters (77%) measured 176m2 to 
325m2. Ohauiti had 100 lots comprising 23% of the new lots created in the Greenfield UGAs during the 
year. Both Pyes Pa West and Welcome Bay had only 1 new lot created as both UGAs are nearing capacity.  
   
Figure 26   Residential lot/ section size for additional lots created in Tauranga City, July 20 22 to June 20 23 
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Historical residential lot/section  size  
Residential subdivision activity in Tauranga City has been declining in the last 7 years, with the number 
of new lots created below 500 m2 in the last two years. Residential section size was also getting smaller, 
with the shift in the most prevalent lot size. The 326m 2 to 500m2 lot size was the most prevalent for 7 
years, from 2014/15 to 2020/21. As section sizes become smaller, the 176m2 to 325m2 lot size was the 
most prevalent in the last two years at 48% and 50%. 

The proportion of lot sizes smaller than 326m 2 increased from 13% in 2016/17 to 60% in 2022/23, while 
the proportion of the next bigger lot size of 326m 2 to 500m2 decreased from 50% to 20% in the same 
periods. The assessment of resource consents for residential subdivisions that are in the development 
pipeline indicate that the  proportion of smaller lots will continue to increase.   

 
Figure 27   Residential section size for new lots created in Tauranga City, 2005/06 to 20 22/ 23 

 
 
Figure 28    Residential s ection size  for new lots created  in Tauranga City, 2005/06 to 20 22/202 3 
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Figure 31   Type of dwellings consented in Tauranga City, July 20 22 to June 20 23 

 
 
 
Figure 32   Main t ype of dwellings consented in Tauranga City, July 20 17  to June 202 3 

 
 
In 2022/23, 35% and 65% of the dwellings consented in Tauranga City were located in the infill and 
greenfield UGAs, respectively.   
 
In both infill and UGAs, majority of the dwellings were in the residential zones (suburban residential, 
Wairakei residential), at 78% and 89%, respectively. Around 18% of the dwellings in the infill areas were 
in the commercial zone.  
 
In the residential zones in the infill areas, more than half (51%) of the dwellings consented were attached 
while 38% were sta nd-alone dwellings. In the UGAs, 46% of the dwellings consented in the residential 
zones were stand-alone, 16% were attached and 33% were retirement village units.  
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Figure 36   Number  of storeys for dwelli ngs consented in Western Bay of Plenty District , July 20 21 to 
June 202 3 

 
 
 
Table 18    Number  of storeys for dwellings consented in W estern Bay of Plenty District , July 20 20  to 
June 202 3 

 
 

Number of bedrooms  
More than three quarters (78%) of the dwellings consented in Tauranga City had 2 and 3 bedrooms, with 
the remaining quarter having 1 ( 5%), 4 ( 15%), and 5 + (2%) bedrooms.  

In Western Bay of Plenty District most of the dwellings consented were 3-bedroom (58%) and 4 -
bedrooms (26%) from July 2021 to June 2022.  

Number of bedrooms by growth area 

Tauranga City  

Almost three-fourths (74%) of the 1 -bedroom dwellings consented in the City were located in the 
established (infill) areas. The Tauranga infill areas also had the biggest proportion  of 2-bedroom dwellings 
consented at 44%, followed by Wairakei at 26%. Conversely, for the 3 -bedroom dwellings, Wairakei had 
the biggest share of 56%, followed by Tauranga infill areas at 18%.  

More than 35% (43 dwellings) of the 4 -bedroom dwellings were located in Wairakei and the remaining 
65% were spread across all the growth and infill areas, with the number of dwellings ranging from 3 to 
16.   
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Number of 
storeys  

2020/21  2021/22  2022/23  
Number of 
dwellings  

Per cent to 
total  

Number of 
dwellings  

Per cent to 
total  

Number of 
dwellings  

Per cent to 
total  

1 496 91.9 416 83.2 284 57 
2 44 8.1 82 16.4 50 10 
3 0 0.0 2 0.4 4 1 

Total  540  100.0  500  100.0  338  100  
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Figure 43   Proportion of dwellings consented in Tauranga City by floor area, 2017/18 to 20 22/2 3 

 
 
 
Western Bay of Plenty District  

In 2022/2023, 20% of the consented dwellings in the UGAs of Western Bay of Plenty District have a floor 
area between 101-125m2, followed by a floor area between 126-150m² and 151 -175m2 both making up 
16%. In rural areas, larger dwellings were more common where 44% of the total rural zoned dwellings 
consented have a floor area of 250m² or more.  
 

Figure 44   Floor  size of dwellings consent ed in W estern Bay of Plenty District , July 20 21 to June 202 3 
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Table 25    Average construction value , Tauranga City and W estern Bay of Plenty District  
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 47   Average construction cost per metre 2, Tauranga City and W estern Bay of Plenty District , 
July 2006  to  June 20 23 

 
Source: Stats NZ Infoshare 
 
 
Table 26    Average construction cost per square metr e, Tauranga City and Western Bay of 
Plenty District  

 
 
 
 
 
 
 
 
 
 
 
 

 

Average construction value  Trend  Change  % Change  
Tauranga City 
This year $447,862    
Last year $426,824  $21,038 4.9 
Last 5 years (average) $402,648  $45,214 11.2 
Last 10 years (average) $363,791  $84,071 23.1 
Western Bay of Plenty District  
This year $593,060    
Last year $470,329  $122,731 26.1 
Last 5 years (average) $454,206  $138,854 30.6 
Last 10 years (average) $390,533  $202,527 51.9 

Average construction cost per m 2 Trend  Change  % Change  
Tauranga City 
This year $3,343    
Last year $2,730  $613 22.5 
Last 5 years (average) $2,702  $641 23.7 
Last 10 years 
(average) 

$2,276  $1,067 46.9 
Western  Bay of Plenty District 
This year $3,239    
Last year $2,774  $465 16.8 
Last 5 years (average) $2,568  $671 26.1 
Last 10 years 
(average) 

$2,150  $1,089 50.7 
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Figure 49   Dwelling consents issu ed by type, Tauranga City, July 2006  to  June 20 23 

 
 
 
Table 27    All residential buildings , Tauranga City and W estern Bay of Plenty District  

 
 
 
 
 
 
 
 
 
 
 
 

 
 
Table 28   Dwelling Type , 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 44.7% 6.2% 20.2% 28.9% 

Western Bay of 
Plenty District 

85.3% - 4.4% 10.3% 

Last 5 Years 
Tauranga City 63.1% 6.0% 14.2% 16.7% 

Western Bay of 
Plenty District 

87.5% - 0.6% 11.9% 

 
 
 
 
 
 
 
 
 

All residential buildings  Trend  Change  % Change  
Tauranga City 
This year 929    
Last year 1,309  -380 -29.0 
Last 5 years (average) 1,287  -358 -27.8 
Last 10 years (average) 1,339  -410 -30.6 
Western  Bay of Plenty District 
This year 320    
Last year 510  -190 -37.3 
Last 5 years (average) 434  -114 -26.3 
Last 10 years (average) 422  -102 -24.2 
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Appendix 4 
Western Bay of Plenty District Development Map  
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Tauranga City Development Map  
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Tauranga City (201 8 Census)  

Statistical Area2 Population 
2018 Occupied 
Dwelling Count 

2018 Unoccupied 
Dwelling Count 

Total Dwellings 
2018 

Unoccupied/ 
Total Ratio (%)  

Matua North 2,844 1,134 81 1,215 7 
Mount Maunganui North 3,720 1,575 897 2,472 36 
Matua South 2,523 939 63 1,002 6 
Bethlehem North 3,387 1,329 99 1,428 7 
Bellevue 3,825 1,290 51 1,341 4 
Otumoetai North 4,266 1,839 117 1,956 6 
Otumoetai South 3,780 1,443 78 1,521 5 
Brookfield West 2,928 1,086 51 1,137 4 
Bethlehem Central 4,125 1,557 57 1,614 4 
Brookfield East 2,808 1,017 51 1,068 5 
Mount Maunganui South 3,021 1,107 222 1,329 17 
Tauranga Central 3,072 1,134 150 1,284 12 
Mount Maunganui Central 309 132 42 174 24 
Judea 2,640 1,017 45 1,062 4 
Te Reti 1,839 624 24 648 4 
Bethlehem South 1,083 351 18 369 5 
Omanu Beach 2,916 1,119 168 1,287 13 
Tauranga Hospital 2,328 789 78 867 9 
Tauriko 177 60 3 63 5 
Gate Pa 3,996 1,344 99 1,443 7 
Greerton South 720 261 18 279 6 
Tauranga South 4,950 2,001 183 2,184 8 
Arataki North 3,153 1,242 138 1,380 10 
Matapihi 720 192 21 213 10 
Pyes Pa West 3,447 1,206 87 1,293 7 
Greerton North 3,402 1,416 114 1,530 7 
Yatton Park 2,595 798 69 867 8 
Pyes Pa North 4,620 1,662 87 1,749 5 
Arataki South 2,844 1,005 138 1,143 12 
Pyes Pa South 1,419 456 24 480 5 
Poike 774 261 18 279 6 
Te Maunga North 3,234 1,434 177 1,611 11 
Maungatapu 2,847 1,074 69 1,143 6 
Hairini 3,324 1,233 84 1,317 6 
Pyes Pa East 651 201 15 216 7 
Te Maunga South 4,140 1,713 150 1,863 8 
Kaitemako (Tauranga City) 1,467 507 36 543 7 
Ohauiti 3,243 1,224 45 1,269 4 
Baypark-Kairua 642 168 24 192 13 
Welcome Bay West 2,778 915 66 981 7 
Welcome Bay East 2,508 852 48 900 5 
Pacific View 3,036 1,074 66 1,140 6 
Welcome Bay South 3,441 1,113 48 1,161 4 
Palm Beach North 3,159 1,089 81 1,170 7 
Palm Beach South-Gravatt 3,834 1,470 129 1,599 8 
Papamoa Beach North 2,766 975 114 1,089 10 
Doncaster 3,123 1,077 66 1,143 6 
Papamoa Beach South 2,688 1,014 138 1,152 12 
Motiti 3,321 1,152 174 1,326 13 
Wairakei 3,351 1,236 99 1,335 7 

TOTAL 137,784  50,907  4,920  55,827  9 
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Appendix 6  
 

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

 






























