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Glossary 

Affordable housing: A standard, internationally accepted definition of affordable 
housing is when a household spends no more than 30% of their gross household 
income paying rent or servicing a mortgage and non-discretionary costs associated 
with buying and operating a property (e.g., rates). There are, however, a variety of 
affordability measures which are similar. The Stage 1 report (Mitchell, 2024) defines 
affordable housing costs as no more than 30% of a household’s gross income is spent 
on housing costs, and this is the approach used in this report. A generic definition of 
affordable housing is housing intended to meet the needs of households whose 
incomes are insufficient to allow them to access appropriate housing in the market 
without assistance. This definition recognises affordable housing as including 
traditional public and community housing (social housing) as well as new forms of 
private sub-market and regulated market housing for purchase or rent (Australian 
Housing and Urban Research Institute, 2014). 

Community Housing Provider (CHP): a not-for-profit housing provider of affordable, 
quality housing that is a registered provider with the Community Housing Regulatory 
Authority. The term is defined in legislation – The Public and Community Housing 
Management (Community Housing Provider) Regulations 2014. Registered CHPs must 
meet regulatory standards for governance, financial, organisational, tenancy, and 
property management. 

Crowding / crowded dwelling: Statistics NZ uses the Canadian National Occupancy 
Standard to assess crowding in NZ households. Crowding assessment is based on the 
number of people in the household and typology of the household, as well as the 
number of bedrooms in the dwelling.1 

Emergency housing: short-term accommodation for people in urgent housing need. 
Individuals who are assessed as eligible receive an Emergency Housing Grant (EHG) for 
accommodation with approved providers for up to seven nights. The EHG is paid 
through the Ministry of Social Development (MSD). 

Family trust dwelling: Statistics New Zealand defines a dwelling held in a family trust 
as a dwelling owned by the family trust. The household living in the dwelling does not 
directly own the dwelling. 2 

  

 

1https://datainfoplus.stats.govt.nz/item/nz.govt.stats/0f29c8da-1285-4264-9b9e-4af68f5d033f/#property-
definition 
2https://datainfoplus.stats.govt.nz/item/nz.govt.stats/15361f42-edae-4697-bcde-
c979b302478a/7?utm_medium=chat&utm_campaign=link-shared-in-
chat&utm_source=livechat.com&utm_content=www.stats.govt.nz 



 
 

Homelessness and Severe Housing Deprivation: Statistics New Zealand defines 
homelessness as severe housing deprivation, using a four-category definition aligning 
with the European Observatory on Homelessness definitions of homelessness and 
housing exclusion, adapted to reflect New Zealand’s social, cultural and housing 
contexts (Statistics New Zealand, 2015). The four categories of homelessness are: 

• Without shelter: living situations that provide no shelter, or makeshift shelter, 
e.g., living on the street, and inhabiting improvised dwellings. 

• Temporary accommodation: overnight, or 24-hour accommodation in a non-
private dwelling, and accommodation not intended to be lived in long-term e.g., 
transitional accommodation for the homeless, motor camps, boarding houses. 

• Sharing accommodation: temporary accommodation through sharing 
someone else's private dwelling. The usual residents of the dwelling are not 
considered homeless. 

• Uninhabitable housing: dilapidated dwellings in an advanced state of 
deterioration and with inadequate or absent utility services. 

Housing demand in the report relates to realised demand which is represented in the 
consumption of housing. 

Housing stress: is defined as a household that is paying more than 30% of its gross 
household income in housing costs. Severe housing stress occurs when a household 
spends 50% or more its gross household income on housing costs (see Mitchell, 2024, 
and Ministry of Housing and Urban Development, 2023). 

Income-related rent subsidy (IRRS): the income-related rent subsidy is paid to Kāinga 
Ora (KO) and some community housing providers to cover the balance between the 
tenant’s rental contribution and the market rent for the property. The income-related 
rent that the tenant pays is generally set at 25% of net household income.  

Intermediate housing market (IHM): The intermediate housing market consists of the 
set of working households unable to affordably buy a dwelling at the lower quartile 
house sale price and that are not living in sub-market rental dwellings provided by 
social housing providers or subsidised by way of the income-related rent subsidy.   

Not owned dwelling: the dwelling is not owned by the residents living in the dwelling, 
and nor is it held in a family trust. The large majority of such stock is rented, and rental 
payments are made. For a small proportion of the stock, rental payments are not made, 
or rental arrangements are not known.  

Owner-occupied dwelling: is owned with or without a mortgage by one or more 
residents who live in the dwelling. 

Private investor housing stock: is owned by individuals, private trusts or businesses. 
This stock is rented in the private rental market. 

  



 
 

Retirement villages: offer independent living units to people aged 65 and older. 
Villages are defined and operated under the Retirement Villages Act 2003. The defining 
characteristics are that the resident pays a capital sum for their accommodation and 
has a right to occupy the dwelling. Retirement villages are operated under different 
legislation and provide different services to aged residential care (Commission for 
Financial Capability, 2020).  

Transitional housing: temporary accommodation provided for individuals or families in 
urgent need of housing. Transitional housing is funded through the Ministry of Housing 
and Urban Development. 
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Executive summary 
This report is part of a larger project on the housing affordability stress outcomes in 
areas within Tauranga City (Tauranga) and Western Bay of Plenty District (WBOPDC), 
together making up the Western Bay of Plenty sub-region (the sub-region). The report 
focuses on housing tenure, housing stock concentration, stock expansion and supply.  
It extends analysis presented in the Part 1 Report (December 2024). A separate report 
presents 2023 Census data on Severe Housing Deprivation (May 2025) – Housing 
Report 3 of 4. 

The data presented in this report is based on 2023 Census customised data requested 
from Statistics NZ. That data provides a foundation for setting directions for housing 
and urban development, which will be formed in circumstances very different to the 
past. 

Historically WBOPDC and Tauranga have enjoyed very high rates of owner-occupation, 
reflecting past policies of successive governments. However, homeownership policies 
have been progressively changed and undermined since the 1990s, resulting in 
increasing housing stress and a greater range of housing needs among diverse groups. 
Housing patterns emerging after the 1990s feature significant changes in housing stock 
ownership, increasing reliance on renting (particularly private rental), increasing 
crowding and homelessness, and growing housing unaffordability. Data from the 2023 
Census indicate that those trends continue but have not grown substantially.  

In using households and housing data from the census, it is important not to simply 
compare one census with the census immediately prior to it. Changes evident in two 
data points do not make a trend. This is particularly important in relation to 
comparisons between the 2018 and 2023 census data. This is in part because of some 
changes in the allocation of people and households to certain categories such as rental 
or owner occupation. These changes are particularly marked around the tenure status 
applied to residents in retirement villages. Data are also affected by the significant 
issues experienced in the 2018 Census collection. Statistics New Zealand made 
significant efforts to resolve some of the problems encountered in the 2018 Census 
using other data sources. Nevertheless, direct comparisons need to be treated with 
caution, to the extent that we have provided 2013 and 2023 census data comparisons.   

Groups particularly vulnerable in the sub-region to housing stress and insecurity are 
children and young people living in rental housing, older people with a mortgage or 
living in rentals, and one-parent and one-person households that are renting or are 
owner-occupiers with a mortgage. Māori and Pacific households, especially the latter, 
tend to depend on rental housing.     

Stock ownership 

• In WBOPDC and Tauranga, just over half of occupied private dwellings are owned by 
owner-occupiers. 
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• Over one-fifth of WBOPDC’s occupied private dwellings and over one-quarter of 
Tauranga’s are owned by private investors.  

• Private investors play a pivotal role in access to housing through the private rental 
market - 92.9% of WBOPDC people and 91% of Tauranga people in rent-paying 
households live in the private rental market. 

• There has been little investment in social housing in the sub-region. Social housing 
stock numbers are low and most of that stock is only available to those households 
receiving an income-related rent (IRRS) and housed through Kāinga Ora or a 
registered Community Housing Provider (CHP). 

•  Iwi, hapū and whānau housing developments are apparent, although at low 
numbers currently.  

• While small proportions of occupied private dwellings are held by family trusts, little 
is known about the extent to which they provide tenure security for residents of 
those dwellings. 

• 2013 Census data indicate a similar pattern of stock ownership, although 
proportions of owner-occupier owned stock were lower, and stock held in family 
trusts were higher. 

Households and tenure 

• The concentration of couple-only households in owner-occupied dwellings and 
dwellings held in a family trust is likely due to the older population of the sub-region. 

• One-parent households are more likely to live in not owned dwellings. 
• In WBOPDC 8.6% of residents live in one-parent households and 8% live in one-

person households. In Tauranga 11.4% of residents live in one-parent households 
and 8.6% in one-person households. Both one-parent and one-person households 
have only one income for the household. This can potentially affect their ability to 
enter owner-occupation and to afford rents in the private rental market. 

• Women predominate in one-parent and one-person households in the sub-region. 
They make up over three-quarters of parents in one-parent households and almost 
two-thirds of people in one-person households in the sub-region. This suggests that 
women are potentially more vulnerable to housing stress compared to men. 

• 2013 Census data showed similar patterns, with couple-only households more 
likely to be owner-occupiers and in dwellings held in a family trust. One-parent 
households were more likely to live in not owned dwellings. More women than men 
were living in one-parent and one-person households. 

Tenure and age  

• Over half of children and young people aged 19 and under in WBOPDC and half of 
those in Tauranga live in owner-occupied dwellings. However, the large majority live 
in households paying a mortgage. 

• Almost one-third of the 19 and underage group in WBOPDC and over one-third in 
Tauranga live in not owned dwellings. 
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•  One-third of the 60-69 age group in WBOPDC and over one-third in Tauranga live in 
owner-occupied households paying a mortgage.  

• Overall, 16% of the 60-69 age group in WBOPDC and 18.4% in Tauranga live in not 
owned dwellings. 

• People of all ages living in not owned dwellings and in family trust owned dwellings 
lack control over decisions about the dwelling and their ability to remain in the 
dwelling. This impacts on their housing security. 

• 2013 Census data showed higher proportions of those aged under 10 and aged 10-
19 years in not owned dwellings. In the 60-69 age group, there were smaller 
proportions in owner-occupied dwellings, and a higher proportion in dwellings held 
in a family trust, compared to 2023. 

Tenure and ethnicity 

• Of the main ethnic groups in the sub-region – European, Māori and Pacific – Pacific 
people are most likely to live in the rental sector and least likely to live in owner-
occupied housing. In WBOPDC, over half (52.4%) of Pacific people live in not owned 
dwellings, and in Tauranga, 60.6% of Pacific people live in not owned dwellings. 

• Māori are also reliant on the rental sector, with 36.8% in WBOPDC and 49.6% in 
Tauranga living in not owned dwellings.  

• Using housing as a current resource and intergenerational asset is possible through 
both owner-occupation and family trust housing. Europeans are most likely to be 
able to benefit from housing assets intergenerationally, as in both WBOPDC and 
Tauranga, Europeans are more likely to live in housing owned by the occupier or a 
family trust. In contrast Māori and Pacific people have access to fewer 
intergenerational housing assets through owner-occupation or a family trust. 

• Owner-occupied housing provides greater control over the living environment and 
tenure security compared to not owned tenure and living in a dwelling held by a 
family trust. Europeans are most likely to live in owner-occupied stock, and 
therefore to experience the benefits of ownership tenure. Higher proportions of 
Māori and Pacific people live in not owned dwellings. Europeans are more likely to 
live in a dwelling held by a family trust, especially in later life. This may expose some 
older Europeans to housing insecurity.  

• 2013 Census data showed that Europeans had the highest proportion of people 
living in owner-occupied dwellings. Between 2013 and 2023 that proportion 
increased. Proportions of people living in owner-occupied dwellings rose for Māori 
and Pacific also. However, Pacific peoples were most likely to live in not owned 
dwellings in both censuses.    

Living in crowded housing 

• In WBOPDC 10.7% of the population live in crowded dwellings. In Tauranga 9.6% of 
the population live in crowded dwellings. 
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• Crowding is more likely in not owned dwellings. Tauranga has 63.1% of its crowded 
population in not owned dwellings. In WBOPDC, 46.6% of its crowded population 
are in not owned dwellings.  

• People in owner-occupied dwellings and dwellings held in family trusts are less 
likely to be crowded.  

• Between the 2013 and the 2023 censuses there has been an increase in people 
living in crowded dwellings. In both censuses, people in crowded dwellings were 
more likely to live in not owned dwellings, however, there has been an increase in 
people in crowded dwellings living in owner-occupied housing.   

Household income and tenure 

• Owner-occupied households have higher gross annual household incomes than 
households in not owned dwellings paying rent. 

• Gross annual household incomes in owner-occupied dwellings are higher among 
those paying a mortgage compared to those living in mortgage-free homes.  

• The highest gross annual household incomes are in households held in a family 
trust. 

• Similar patterns of income and tenure were observed in the 2013 Census data.  

Severe housing deprivation (homelessness) 

Severe housing deprivation data should be treated with care, as they are estimates and 
are likely to undercount homelessness.  

The 2023 Census data suggest that around 112,000 people are homeless in New 
Zealand (2.1% of the population). In WBOPDC, the number of homeless is around 1,116 
individuals (1.99% of the WBOPDC population). In Tauranga the number is around 
1,920 (1.26% of the Tauranga population). 

Nationally, females are more likely to experience severe housing deprivation compared 
to males. This is similar in Tauranga.  In WBOPDC males are slightly more likely to be 
exposed to homelessness than females.  

Tauranga has an age distribution of those in severe housing deprivation that is very 
similar to the national pattern, i.e., around half are under 30 years of age. In WBOPDC, 
severe housing deprivation is skewed to the population aged 30 years or more.  The 
proportions of those aged 30-64 years, and aged 65 years and over in WBOPDC’s 
homeless population is higher than both for New Zealand as a whole and for Tauranga.  

The intermediate housing market (IHM) 

The expansion or contraction of the IHM provides an insight into the extent to which 
‘working families’ have tenure choice as well as the pressure on the rental market from 
households unable to find housing solutions through owner-occupation. 
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Nationally the proportion of households in the IHM shifted from 7% of all households in 
1991 to an estimated 15% of all households in 2022. Over those three decades the 
number of households in the IHM within WBOPDC increased by 181% and by 342% in 
Tauranga.  

In 2022 WBOPDC had 13% of households in the IHM, while Tauranga’s proportion of 
households in the IHM was 19%. 

Implications 

Councils play a crucial role in both urban development and housing. Two signals may 
be discerned from central government in those areas. First, the expectation that 
councils should be enablers of good housing and urban futures. Second, that central 
government’s own roles in housing and urban development, including investment and 
delivery, are in review and policy, regulatory and funding settings are in flux. Themes 
that have emerged over recent years indicate a desire for: 

• Housing and urban development to fit the needs and character of ‘place’. 
• More diverse social housing provision that is less dominated by Kāinga Ora. 
• Finding housing solutions that allow government to move beyond emergency and 

transitional housing. 

All these themes suggest that councils are key ‘place-based’ actors that need to 
develop strategic approaches to urban development, infrastructure planning and 
enabling and generating investment in housing supply. 

The Ministry of Housing and Urban Development’s previous and currently in 
development LTIBs (Long-term insights briefings) give some indication of the shifts in 
thinking required for better housing and urban futures. The first LTIB focused on the 
long-term implications of the ageing population for housing and urban futures.  The 
second LTIB, to be released for public consultation in 2025, will examine the potential 
and challenges associated with the trend towards residential high-rise housing and 
intensification.  
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1. Introduction 
This report is part of a larger project on the housing affordability stress outcomes in 
areas within the jurisdiction of Tauranga City (Tauranga) and Western Bay of Plenty 
District (WBOPDC) respectively.  Together those areas make up the Western Bay of 
Plenty sub-region (the sub-region). 

The project has several stages.  Stage 1 focuses on housing affordability outcomes and 
has been completed by Livingston and Associates Ltd (Mitchell, 2024).  The results of 
Stage 1 are presented in a separate report, Housing report 1 of 4.  

This report focuses on housing supply, in particular tenure, housing stock 
concentration, stock expansion and supply using census data.  It extends analysis 
presented in our Part 1 Report (December 2024), which is summarised in Section 2 
below. The Part 1 Report was produced with 2023 Census data we were able to source 
quickly, as Statistics NZ were unable to produce the customised data on which the 
current report is based, in a usable format that was able to be met in the original 
timeframe. 

A separate report presents 2023 Census data on Severe Housing Deprivation (May 
2025) - Housing report 3 of 4. This is summarised in Section 3 below. 

The purpose of this report and the Part 1 report is to contribute to understanding the 
changes in housing supply in WBOPDC, as well as the WBOPDC sub-region including 
Tauranga, given nation-wide experiences of: 

• Prevalence and trends in declining owner-occupation affecting all age cohorts as 
indicated in censuses since 1986 (Jackson and James, 2016);3  

• Increasing housing stress and homelessness; 
• Under-supply of social housing; and  
• Challenges in accessing land for residential housing development. 

The impacts of tenure changes on different age groups, ethnic groups, and men and 
women are a key analytic focus.  Where possible, data on wards within WBOPDC is 
included.  Those wards are the same as covered in the Stage 1 report: Kaimai, Katikati-
Waihī Beach and Maketu-Te Puke (Mitchell, 2024). 

  

 

3 Declining owner-occupation is a long-term trend, notwithstanding a slight increase in owner-occupation 
between the 2018 Census and the 2023 Census of 1.5%.  The reasons for the uptick in owner-occupation are 
complex, including quality issues with the 2018 census (such as the counts of ‘not stated’ tenure), the assignment 
of tenure for retirement village dwellings and dwellings held in family trusts, which may have been included in 
owner-occupied counts, and an overall increase in the private dwelling stock. There may also be some minor 
effects from inward migrants buying homes.  
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The following topics are examined in this report: 

• Residential housing stock ownership 
• Tenure status of households in occupied dwellings 
• Landlords of rented dwellings 
• Tenure and age 
• Tenure and ethnicity 
• Tenure and household income 
• Tenure and crowding 
• Tenure and household composition 
• The intermediate housing market.  

The implications of the sub-region’s housing data patterns and trends, both for now and 
in future are considered.  We also comment on some implications of the current central 
government policy environment for the sub-region.  

2. The Part 1 Report (Housing report 2 of 4) 
The Part 1 report provides WBOPDC and Tauranga data on: 

• Preliminary 2023 Census data on severe housing deprivation / homelessness.  
• Social housing stock funded through the income-related rent subsidy (IRRS).  
• Social housing stock not funded through IRRS/assisted rental and assisted home 

ownership.  
• Emergency Housing Grants (EHG) through the Ministry of Social Development 

(MSD). 
• Transitional housing provision. 

Main conclusions of the Part 1 report are: 

• The rates of severe housing deprivation (homelessness) increased in the sub-region 
between the 2018 and 2023 censuses.  Key findings are: 
o WBOPDC has a higher severe housing deprivation rate (200.5 per 10,000 people) 

compared to Tauranga (126.8 per 10,000 people).  
o Living in uninhabitable housing and sharing accommodation continue to be the 

most common types of homelessness in the sub-region. 
o One-person and one-parent households appear to be the most common 

household types affected by homelessness in the sub-region. 
o While younger people are more likely to be homeless, there are small, but 

growing numbers of those aged 55 and older experiencing homelessness in the 
sub-region.  

o The groups most vulnerable to homelessness in the sub-region are Māori and 
disabled people. 

o There are increasing numbers of people in the sub-region living in temporary 
accommodation (emergency and transitional housing). 
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o Women are more likely to be on the Social Housing Register than men in the sub-
region. 

o The rising number of families in severe housing need are reflected in the 
increased demand for four- and five-bedroom dwellings on the Social Housing 
Register in the sub-region. 

• There has been an increase in households receiving an income-related rent (IRRS)4 
in the sub-region over the five years from October 2019 to October 2024. Most of 
that housing is provided by registered Community Housing Providers (CHPs) rather 
than Kāinga Ora (KO), as the majority of KO dwellings were sold to Accessible 
Properties in 2017. Most of the CHP and Kāinga Ora dwellings are in Tauranga. 

• Social housing that is not subsidised by way of the IRRS includes both affordable 
(sub-market) rental and forms of assisted homeownership targeted to low-to-
moderate income households delivered through CHPs and, sometimes, other not-
for-profit organisations for whom housing is a marginal or non-core activity.  

• In the sub-region, 10 organisations were identified as providing non-IRRS social 
housing /assisted rental and assisted home ownership, and one other organisation 
as potentially providing such housing in the future.  Almost all of those providers are 
not registered CHPs, although they are not-for-profit organisations. Most existing 
and planned dwellings are sub-market rentals, rather than offering forms of assisted 
homeownership for low to moderate income households.  

• Iwi and hapū organisations offer affordable housing options that cover a range of 
tenures including shared ownership, affordable rental, IRRS rental, long-term lease 
and license-to-occupy.  That housing is usually only available to Iwi, hapū or 
whānau members. 

• The number of Emergency Housing Grants (EHG) has declined steeply since June 
2023. The rapid decline is likely due to changes in government policy and 
subsequent operational practices by MSD, rather than a reflection of any reduction 
in homelessness. EHG demographic household and individual data from June 2020 
to June 2024 for the sub-region show: 
o One-parent households are the main household type receiving the EHG.  
o More children than adults are in households receiving the EHG.   
o Māori, followed by European, have the largest numbers of people receiving the 

EHG. 
o The age groups most likely to receive the EHG are the 25-39 age group, followed 

by the 40-54 age group. Few people aged 65 and older have received the EHG. 
o Around two-thirds of EHG recipients are women.  

• There was a loss of transitional housing places in 2024. Transitional housing is 
provided in Tauranga. We estimated there is only 1 transitional housing place in 
WBOPDC.  

  

 

4 See Glossary for definition of IRRS. 
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3. Severe Housing Deprivation, 2023 Census 
The severe housing deprivation (homeless) data presented in the Part 1 Report is 
expanded with customised data from Statistics New Zealand relating to the sex and age 
of the homeless populations in WBOPDC and Tauranga. This is reported separately 
(May 2025). 

Statistics New Zealand advises that the data should be treated with care, as they are 
estimates and are likely to undercount homelessness. They are nevertheless, the best 
available ‘point in time’ estimates of homelessness. 

The 2023 Census data suggest that around 112,000 people are homeless in New 
Zealand. In WBOPDC, the number of homeless is over 1,116 individuals. In Tauranga 
the number is around 1,920.  

The prevalence rate for Tauranga is 12.56 per 1,000 population or 1.26% of the 
population. The prevalence rate in WBOPDC is higher, at 19.86 per 1,000 population or 
1.99% of the WBOPDC population.  Both councils have lower prevalence of 
homelessness than that found in the New Zealand population as a whole, which is 
22.43 per 1,000 people (2.1% of the population). 

Nationally, females are more likely to experience severe housing deprivation compared 
to males. This is similar in Tauranga.  In WBOPDC, however, males are slightly more 
likely to be exposed to homelessness than females.  

Tauranga has an age distribution of those in severe housing deprivation that is very 
similar to the national pattern, i.e., around half are under 30 years of age. In WBOPDC, 
severe housing deprivation is skewed to the population aged 30 years or more.  The 
proportions of those aged 30-64 years, and aged 65 years and over in WBOPD’s 
homeless population is higher than both for New Zealand as a whole and for Tauranga.  

4. The Data in this Report  
The data presented in this report is primarily based on customised data requested from 
Statistics NZ. Analysis focuses on the 2023 Census, with comparative data provided 
from the 2013 Census.  

In using households and housing data from the census, it is important not to simply 
compare one census with the census immediately prior to it. Changes evident in two 
data points do not make a trend.  

This is particularly important in relation to comparisons between the 2018 and 2023 
census data. This is in part because of some changes in the allocation of people and 
households to certain categories such as rental or owner occupation. This is 
particularly marked around the tenure status applied to residents in retirement villages. 
But it is also affected by the significant issues experienced in the 2018 Census 
collection. Statistics New Zealand made significant efforts to resolve some of the 
problems encountered in the 2018 Census using other data sources. Nevertheless, 
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direct comparisons need to be treated with caution to the extent that we have provided 
2013 and 2023 census data comparisons.   

The census data are provided for WBOPDC and Tauranga which together comprise the 
sub-region. Additional 2023 data are provided for WBOPDC’s three wards: Kaimai, 
Katikati-Waihī Beach and Maketu-Te Puke. This is consistent with the Stage 1 Report 
(Mitchell, 2024).  

The data provided by Statistics NZ from the 2023 Census includes both census data 
and some additional administrative data for some variables. All the data from any 
census and any extract needs to be treated carefully.  

Data from extracts supplied by Statistics NZ may differ from counts and totals publicly 
released by Statistics NZ in census press releases or accessed through its Aotearoa 
Data Explorer. There are various reasons for this, but often it reflects Statistics NZ 
rounding and randomisation practices. These arise where small numbers exist and 
there is either suppression or rounding for confidentiality reasons. Counts below 6 may 
be suppressed for confidentiality reasons.  

Such practices mean that counts in sub-sets may not match total counts. Those 
practices also mean that data related to variables and counts of measures may also 
differ within the data extracts for different variables supplied by Statistics NZ.   

Another note of caution is that census data is self-reported by individuals filling in the 
census forms. While census forms are designed to minimise respondent errors, self-
reporting is a potential source of data error, since responses may not be complete or 
accurate. This can be due to the respondent misunderstanding the question, not 
knowing the correct answer, not responding to a relevant question, or accidentally or 
deliberately providing incorrect information. We note in Sections 5, 6 and 7 that self-
reporting is a potential source of error in respect of stock ownership, tenure and 
landlord-type data. 

The data presented in this report includes both counts of individuals and counts of 
households: 

• Individual data is based on the usually resident population in occupied private 
dwellings.  It excludes absentees from households. 

• Household counts are based on occupied private dwellings. One household 
occupies a dwelling.  

• Counts exclude unoccupied dwellings and non-private dwellings. People 
accommodated in non-private dwellings such as hospitals, hotels, prisons and 
aged residential care facilities are not included. 

Statistics NZ has used administrative data to improve the overall quality of family and 
household data in the 2023 Census. This practice involves matching individuals with 
census households using information from administrative datasets. The overall quality 
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rating for 2023 Census family and household data is ‘high quality’,5 however there are 
some caveats. Larger size households, along with complex households, are less likely 
to be accurately counted. For example, the extended family6 household variable is 
rated moderate quality. Some of the couple variables are rated moderate quality due to 
the introduction of the gender category in 2023. Households that are constructed using 
only administrative data have missing information and are therefore lower quality. 
People missing from households, and therefore undercounted, are more likely to be 
Māori and Pacific, or to be aged 20-34 years. 

There are specific difficulties comparing family, household and dwelling trends using 
2018 Census data to compare with 2023 Census data.  This is due to quality issues with 
the 2018 Census, resulting from lower than expected response rates, especially for 
Māori, Pacific and younger people aged 15-29 years. To improve data quality, 
administrative data from the Integrated Data Infrastructure (IDI) was linked to the 2018 
Census data in order to address missing data. Also used were data from the 2013 
Census and imputation (the process of using similar data to estimate a count for a 
variable). As this report is intended to assist future strategic thinking, we have chosen 
to focus on 2023 data as a baseline for reflecting on future directions. We have used the 
2013 Census as a comparator as that provides a longer-term indication of trends.  

We have also commissioned an analysis of the intermediate housing market (IHM), 
which is provided here for New Zealand as a whole and WBOPDC and Tauranga 
respectively. That data provides a timeseries from 1991 to an estimate for 2022. The 
calculations cannot be extended until further 2023 data come available. The analysis of 
the IHM has been undertaken by Ian Mitchell, Livingston and Associates, New 
Zealand’s preeminent modeller of IHM. His modelling uses the following data sources 
to calculate of the number of households in the intermediate housing market: 

• Customised census data from Statistics New Zealand from 1991, 1996, 2001, 
2006, 2013, and 2018; 

• Mortgage interest rates from the Reserve Bank of Zealand statistics series; 
• Housing market sale price statistics were calculated based on sales data from 

Headway Systems Ltd; and 
• Household and family projections from Statistics New Zealand were used as an 

input into the modelling associated with the estimation of the intermediate housing 
market in 2022. 

In addition to the general note on data limitations set out above, we note specific data 
limitations as appropriate in following sections of the report. 

 

5https://www.stats.govt.nz/methods/families-and-households-in-the-2023-census-data-sources-methodology-

and-data-quality  
6 Extended family households are a group of related people who live together. They can include one or more 
generations living together. See https://www.stats.govt.nz/information-releases/2023-census-household-
family-and-extended-family-highlights/#extended 

https://www.stats.govt.nz/methods/families-and-households-in-the-2023-census-data-sources-methodology-and-data-quality
https://www.stats.govt.nz/methods/families-and-households-in-the-2023-census-data-sources-methodology-and-data-quality
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5. Housing stock ownership 
Housing stock ownership data relates to occupied private dwellings. This section 
presents data from the 2023 Census, and data from the 2013 Census, which is 
presented in Table form in Appendix A. 

Table 5.1 reports the distribution of housing stock ownership in WBOPDC and 
Tauranga.  

Table 5.1: Owners of Occupied Private Dwellings in WBOPDC and Tauranga City, 2023 

 The data below should be treated with caution for the reasons explained on p. 8. 

Owner of Occupied Private Dwellings 
Western Bay of Plenty District Tauranga City 

Dwellings % Dwellings Dwellings % Dwellings 
Dwellings Not Elsewhere Included 180 0.90% 387 0.70% 
Owner Occupiers 11508 57.59% 30987 55.88% 

Private Investors 4299 21.51% 15213 27.43% 

Family Trusts 3675 18.39% 7260 13.09% 

Council 54 0.27% 93 0.17% 

Government Owned  30 0.15% 186 0.34% 

Housing NZ (Kāinga Ora) 48 0.24% 660 1.19% 

Iwi/Hapū 66 0.33% 75 0.14% 

Other Community Housing 42 0.21% 393 0.71% 

Not Stated/Response Unidentifiable 81 0.41% 198 0.36% 

Total Dwellings 19983 100.00% 55452 100.00% 

According to the 2023 Census, over half (57.6%) of occupied private dwellings are 
reported as owned by owner-occupiers in WBOPDC. Private investors make up the 
second largest group of owners (21.5%), while 18.4% of the private occupied dwelling 
stock is held by family trusts. Trusts are legal entities and are not reducible to individual 
trustees or beneficiaries. Family trusts are more like private investors than owner-
occupiers, in that they may generate rental income from that stock or seek capital 
gains.  Only small numbers and proportions of the rest of the stock are reported as 
owned by other entities including council, Kāinga Ora, Iwi/hapū, and other community 
housing providers. 

In the 2013 Census, a smaller proportion of stock was reported as owned by owner-
occupiers in WBOPDC (44.2%), while there was a slightly larger proportion of stock 
owned by private investors (24.0%). Dwellings reported in the ownership of family trusts 
was higher (22.8%). There were very small proportions of stock reported in the 
ownership of other entities (1.3%). The increase in owner-occupied stock between 2013 
and 2023 may reflect population ageing (people attaining homeownership by middle-
age), and cashed-up households (e.g., from Auckland) moving to the Bay of Plenty 
(Table A.1, Appendix A). 

The stock ownership profile for Tauranga in 2023 is similar to WBOPDC. In all, 55.9% of 
occupied private dwellings are reported as owned by owner-occupiers. Compared to 
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WBOPDC, Tauranga has a higher proportion of occupied private dwellings owned by 
private investors (27.4%) and a lower proportion owned by family trusts (13.1%). 
Tauranga has more occupied private dwelling stock owned by Kāinga Ora and other 
community housing providers.  

In the 2013 Census, a smaller proportion of stock was reported as owned by owner-
occupiers in Tauranga (43.8%). As noted for WBOP, the shift in owner-occupied stock 
may reflect population ageing (people attaining homeownership) and cashed-up 
households moving to the Bay of Plenty. The proportion of private investor stock was 
27.1%, a similar level to 2023. The proportion of stock owned by family trusts was 
higher, at 17.8% (Table A1, Appendix A). 

Like WBOPDC the numbers and proportions reported as being owned by Kāinga Ora, 
Iwi/hapū, and other community housing providers are low compared to other 
ownership categories – Kāinga Ora owning 660 (1.2% of stock), other community 
housing providers owning 393 and Iwi/hapū owning 75 dwellings. Similarly, reported 
numbers and proportions of stock owned by other entities in 2013 were low, although 
Kāinga Ora stock was higher, at 2.2%. 

These figures may not reflect the actual pattern of ownership, because as noted above, 
data collected through the Census is self-reported by individuals. An individual filling 
out the census dwelling form reports the ownership of the dwelling.  It is expected that 
the data reported about owner-occupation is more reliable than data reported about 
stock ownership by other entities that provide housing for rent.  This is because an 
owner-occupier is likely to know their tenure and ownership status, while a tenant may 
not know the type of entity that owns the dwelling in which they live, especially if they 
deal directly with a property manager rather than a landlord. Furthermore, a change in 
ownership of a rental property, for example KO stock changing to CHP ownership, or 
council stock changing to KO ownership as in the case of Tauranga City’s pensioner 
housing stock, may not be known or recorded accurately by the census respondent.   

Consequently, the data in Table 5.1, and Table A1 in Appendix A, should be treated with 
caution. In the 2023 Census, reported data almost certainly over counts KO stock and 
under counts CHP stock. In regard to the 2013 Census, the proportions of not 
stated/response unidentifiable data for both WBOPDC and Tauranga indicate caution 
in using those data.  

Table 8 in the Part 1 report presents data on KO stock, showing that in October 2024 
there were 509 KO dwellings in Tauranga and 16 in WBOPDC. That data is a more 
accurate reflection of KO stock holdings in the sub-region, because it is based on 
administrative data from the Ministry of Housing and Urban Development. Moreover, 
Table 8, although only presenting data about IRRS stock, gives a total of 1,234 for stock 
provided by CHPs in Tauranga and 127 in WBOP. Other housing stock provided by 
community providers is presented in Table 9 in the Part 1 report, indicating a further 189 
dwellings in the sub-region. These data suggest that there is considerably more 
community housing stock than reported by census respondents in Table 5.1.  
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Despite those caveats about the census stock ownership data, the pattern of stock 
ownership evident in the sub-region is similar to that experienced by NZ as a whole, 
indicating a growing concentration of housing stock in the hands of private investors. 
Between 1986 and 2018 private occupied dwelling stock became increasingly 
concentrated in the ownership of private investors, a growth of 191%. This contrasted 
with an increase in owner-occupied stock of only 37%. The concentration of stock 
among private investors for rent increased significantly, rising from 14% of the total 
housing stock in 1986 to 27% in 2018 (Saville-Smith, 2021). Tauranga’s share of private 
investor-owned stock in 2023, at 27.5%, is almost the same as the national share in 
2018. The share of private investor stock in WBOPDC is less than the national share, at 
21.6%, which reflects the higher proportions of owner-occupied stock and dwellings 
held in family trusts. 

Over the period from 1986 to 2018 the numbers of occupied private dwellings owned by 
the state, councils and other entities have consistently remained low. As a share of the 
total occupied private dwelling stock, these declined from a 9% share in 1986 to 5% in 
2018 (Saville-Smith, 2021). 

6. Tenure status of households in occupied private 

dwellings 
The three main tenure categories reported in the census are owner-occupation, not 
owned and not held in a family trust (renting), and dwelling held in a family trust. 
Residents in a family trust dwelling do not own the dwelling, the trust does. Each of 
these categories can be divided into whether housing payments are made or not (e.g., 
payments for mortgage or rent), or if no information is provided on payment 
arrangements. 

As noted previously, data collected through the census is self-reported by individuals. 
In the case of tenure, the person filling in the dwelling form identifies the tenure of their 
dwelling. In most cases people report accurately on tenure. However, some people do 
not know the tenure of the dwelling in which they live, or there is confusion about the 
tenure status. For example, confusion about the family trust category causes some 
people resident in a dwelling held in a family trust to tick the ‘owner-occupation’ or ‘not 
owned’ category. Respondents may also have difficulty in reporting uncommon tenures 
which are not included in census response options, such as licence-to-occupy, which 
is discussed later in this section. 

Tenure in WBOPDC 

The 2023 census reported a total of 19,929 households living in occupied private 
dwellings in WBOPDC, with a population of around 49,677 people. Table 6.1 reports the 
tenure of households in occupied private dwellings.  
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Around 11,508 occupied private dwellings (57.8% of all occupied private dwellings in 
WBOPDC) are owned or partly owned by residents. Of those owner-occupied dwellings, 
4,977 are owned with a mortgage. This comprises 43.2% of owner-occupied dwellings 
and 25% of all occupied private dwellings. In contrast, 5,214 dwellings do not have a 
mortgage (45.3% of owner-occupied dwellings and 26.2% of all occupied private 
dwellings).  

WBOPDC has almost one-quarter of its households living in dwellings that are 
classified as ‘not-owned’. Of the 23.7% of all households in occupied private dwellings 
in the not owned category, 4,173, were paying rent. Rent paying households make up 
88% of households which are neither owner-occupied nor in a family trust.  Around 
18.4% of households in occupied private dwellings, numbering 3,675, were held in a 
family trust.  

Table 6.1: Tenure of Households in WBOPDC in Occupied Private Dwellings, 2023 

Tenure Status Number of 
Households 

% Households 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

1317 6.6% 

Dwelling owned or partly owned, mortgage payments made 4977 25.0% 
Dwelling owned or partly owned, mortgage payments not made 5214 26.2% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

24 0.1% 

Dwelling not owned and not held in a family trust, rent payments 
made 

4173 20.9% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

546 2.7% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

507 2.5% 

Dwelling held in a family trust, mortgage payments made 1323 6.6% 
Dwelling held in a family trust, mortgage payments not made 1845 9.3% 
Response unidentifiable 0 0.0% 
Not Stated 3 0.0% 
Total Households 19929 100.0% 

 

In the 2013 Census a reported 44.2% of occupied private dwellings were owned or 
partly owned by residents in WBOPDC. This was a smaller proportion than in 2023, and 
as noted above, the change possibly indicates population ageing, as well as owner-
occupiers moving to the Bay of Plenty since 2013. Over one-quarter of its households 
(28.0%) were living in not owned dwelling, a small increase compared to 2023.  There 
was a slightly higher proportion of households held in a family trust, 21.8% (Table A.2, 
Appendix A). 

Table 6.2 reports the tenure of households in occupied private dwellings in each of the 
three wards within the WBOPDC. Kaimai ward has a similar proportion of households in 
owner occupied private dwellings (57.2%) as WBOPDC as a whole.  Kaimai has the 



11 
 

lowest proportion of households in ‘not owned’ occupied private dwellings (19.9%), and 
the highest proportion of dwellings held in a family trust (22.8%).  

Table 6.2: Tenure of Households in WBOPDC Wards in Occupied Private Dwellings, 2023 

Kaimai Ward Household Tenure Number of 
Households 

% Households 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

414 5.8% 

Dwelling owned or partly owned, mortgage payments made 1845 25.9% 
Dwelling owned or partly owned, mortgage payments not made 1821 25.5% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

3 0.0% 

Dwelling not owned and not held in a family trust, rent payments 
made 

1254 17.6% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

165 2.3% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

195 2.7% 

Dwelling held in a family trust, mortgage payments made 612 8.6% 
Dwelling held in a family trust, mortgage payments not made 819 11.5% 
Response unidentifiable 0 0.0% 
Not Stated 3 0.0% 
Total Households 7131 100.0% 
Katikati-Waihi Beach Households % Households 
Dwelling owned or partly owned, mortgage arrangements not 
further defined 

465 7.9% 

Dwelling owned or partly owned, mortgage payments made 1350 22.9% 
Dwelling owned or partly owned, mortgage payments not made 2193 37.1% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

18 0.3% 

Dwelling not owned and not held in a family trust, rent payments 
made 

1218 20.6% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

150 2.5% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

159 2.7% 

Dwelling held in a family trust, mortgage payments made 354 6.0% 
Dwelling held in a family trust, mortgage payments not made 0 0.0% 
Response unidentifiable 0 0.0% 
Not Stated 0 0.0% 
Total Households 5907 100.0% 
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(Table 6.2 continued) Tenure of Households in WBOPDC Wards in Occupied Private 
Dwellings, 2023 

Maketu-Te Puke Households % Households 
Dwelling owned or partly owned, mortgage arrangements not 
further defined 

987 5.9% 

Dwelling owned or partly owned, mortgage payments made 5721 33.9% 
Dwelling owned or partly owned, mortgage payments not made 2544 15.1% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

15 0.1% 

Dwelling not owned and not held in a family trust, rent payments 
made 

4647 27.6% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

627 3.7% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

300 1.8% 

Dwelling held in a family trust, mortgage payments made 1047 6.2% 
Dwelling held in a family trust, mortgage payments not made 978 5.8% 
Response unidentifiable 0 0.0% 
Not Stated 0 0.0% 
Total Households 16866 100.0% 

 

Of the three wards, Katikati-Waihī Beach ward has the highest proportion of owner-
occupied dwellings (67.9%). It also has the highest proportion of households living in 
dwellings owned without a mortgage (37.1%).  The ward has a similar proportion of 
rented dwellings as the district as a whole (23.5%). It has the smallest proportion of 
dwellings held in a family trust (8.7%). 

Maketu-Te Puke ward has the lowest proportion of owned dwellings (54.9%). It has the 
lowest proportion of dwellings owned without a mortgage (15.1%). The ward has the 
highest proportion of rented dwellings (31.4%). A further 13.8% of dwellings are held in 
a family trust. 

Tenure in Tauranga  

In 2023, Tauranga City had 55,356 occupied dwellings (Table 6.3). Like WBOPDC, over 
half (56%) of Tauranga’s occupied dwellings are owner-occupied. 

Compared to WBOPDC, a higher proportion of Tauranga’s households living in owner-
occupied dwellings have a mortgage (49%). Mortgaged owner occupying households 
make up 27.4% of all households in Tauranga’s occupied private dwellings. Dwellings 
owned without a mortgage comprise 42.7% of owner-occupied dwellings and 24% of all 
occupied private dwellings.  

A higher proportion of dwellings are rented (30.6%) and a lower proportion of dwellings 
are held in a family trust (13.4%), compared to WBOPDC.   
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Table 6.3: Tenure of Households in Tauranga City in Occupied Private Dwellings, 2023 

Tauranga Household Tenure  Number of 
Households 

% 
Households 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

2541 4.6% 

Dwelling owned or partly owned, mortgage payments made 15186 27.4% 
Dwelling owned or partly owned, mortgage payments not made 13260 24.0% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

78 0.1% 

Dwelling not owned and not held in a family trust, rent payments 
made 

16065 29.0% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

816 1.5% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

705 1.3% 

Dwelling held in a family trust, mortgage payments made 2751 5.0% 
Dwelling held in a family trust, mortgage payments not made 3948 7.1% 
Response unidentifiable 0 0.0% 
Not Stated 6 0.0% 
Total Households 55356 100.0% 

 

In the 2013 Census, 43.8% of Tauranga’s households lived in owner-occupied 
dwellings, less than in 2023 (56%). This change possibly indicates population ageing 
and owner-occupiers moving to the Bay of Plenty since 2013.  Slightly higher 
proportions of households were in not owned dwellings (33.0%), and in family trust 
(17.8%) in 2013 (Table A.3, Appendix A). 

Licence-to-occupy tenure 

Licence-to-occupy is neither ownership nor rental but a legal right to occupy a dwelling. 
There is no licence-to-occupy category in the Census, therefore there is no easily 
accessible data on this tenure type. Instead, counts of licence-to-occupy dwellings are 
spread across other tenures, according to the tenure type selected by the household 
resident filling in the dwelling form. The proportion of those in licence-to-occupy tenure 
ticking either owner-occupation or not owned are unknown.  

While most licence-to-occupy dwellings are found in retirement villages, a small 
number are present in iwi / hapū housing such as papakāinga, and in private sector 
housing. 

The concentration of retirement villages in the Bay of Plenty region has implications for 
understanding tenure patterns in the sub-region. The Bay of Plenty region has the 
highest penetration rate of retirement villages in New Zealand, with 18.4% of the 
region’s population aged 75 and over living in a village. This compares with 14% 
nationally (Jones Lang LaSalle, 2024). Most of those villages are in the sub-region, 
particularly in Tauranga where there are around 30 retirement villages. There are also 
five villages in WBOPDC. The overwhelming majority of residents of retirement villages 
(95%) live in licence-to-occupy dwellings (Commission for Financial Capability, 2020).  
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7. Landlords of rented dwellings 
Most renters in the sub-region are paying rents to private landlords. The Part 1 Report 
reporting on administrative data supplied by the Ministry of Housing and Urban 
Development, noted relatively low numbers of housing provided by other landlords.  
Housing for which an income-related rent is paid (IRRS) numbered 127 in WBOPDC and 
1,234 in Tauranga in October 2024. Kāinga Ora provides 525 of those dwellings, mostly 
in Tauranga (509 dwellings). The balance of IRRS stock is provided by registered CHPs.  

With regard to social housing provided by community housing providers and others that 
is not rented with an IRRS (non-IRRS social housing), we estimated there are 189 
existing dwellings for low-to-moderate income households in the sub-region. An 
estimated 184 of those are affordable rental while the remainder are some forms of 
progressive homeownership. 

This section adds 2023 Census data to our understanding of the population in 
households paying rent and the category of landlords receiving rents. However, the 
limitations of census stock ownership and tenure data noted in Section 5 and Section 6 
also apply here.   

The figures in this section may not reflect the actual pattern of landlords of rented 
dwellings, because as noted previously, data collected through the Census is self-
reported by individuals. An individual filling out the census dwelling form reports the 
landlord of a rented dwelling.  It is expected that the data reported about owner-
occupation is more reliable than data reported about stock ownership by other entities 
that provide housing for rent.  This is because an owner-occupier is likely to know their 
tenure and ownership status, while a tenant may not know the type of entity that owns 
the dwelling in which they live, especially if they deal directly with a property manager 
rather than a landlord. Furthermore, a change in ownership of a rental property, for 
example KO stock changing to CHP ownership, or council stock changing to KO 
ownership as in the case of Tauranga City’s pensioner housing stock, may not be known 
or recorded accurately by the census respondent.   

Consequently, the data in this section should be treated with a high level of caution. 
In the 2023 Census, reported data almost certainly over counts KO stock, (E.g., Table 
7.2) and under counts CHP stock, (e.g., Table 7.1).  

Table 8 in the Part 1 report, (Housing report 2 of 4, April 2025), presents data on KO 
stock, showing that in October 2024 there were 509 KO dwellings in Tauranga and 16 in 
WBOPDC. That data is a more accurate reflection of KO stock holdings in the sub-
region, because it is based on administrative data from the Ministry of Housing and 
Urban Development. Moreover, Table 8, although only presenting data about IRRS 
stock, gives a total of 1,234 for stock provided by CHPs in Tauranga and 127 in WBOP. 
Other housing stock provided by community providers is presented in Table 9 in the 
Part 1 report, indicating a further 189 dwellings in the sub-region. These data suggest 
that there is considerably more community housing stock than reported by census 
respondents in the tables in this section. 
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Table 7.1 and Table 7.2 deal with WBOPDC. Table 7.3 deals with the situation in 
Tauranga. 

Western Bay of Plenty District 

In 2023, 10,551 people were reported as living in a household paying rent in WBOPDC. 
Small numbers of people were reported as residing in not owned occupied private 
dwellings for which either rent arrangements were unstated or stated as not involving 
rent payments (Table 7.1).  

Table 7.1 WBOPDC Population in Households Paying Rent by Landlord, 2023  

The data below should be treated with caution for the reasons explained on p. 14. 

Landlord Category Population in 
Households Paying 

Rent 

% Population in 
Households Paying 

Rent 
Private person, trust, or business 9807 92.9% 
Local authority or city council 123 1.2% 
Kāinga Ora 162 1.5% 
Iwi, hapū, or Māori land trust 144 1.4% 
Other community housing provider 96 0.9% 
Other state-owned corporation or state-owned 
enterprise, or government department or ministry 90 0.9% 

Not Elsewhere Included 129 1.2% 
Total in household paying rent 10551 100.0% 

 

Of the population living in rent paying households, 92.9% reported paying private 
landlords (made up of private individuals, trusts or businesses). A small proportion of 
the population in rent-paying households reported paying rent to Kāinga Ora (the 
landlord of 1.5% of people living in rental dwellings), Iwi, hapū or Māori trusts (1.4%), 
the local authority (1.2%), other community housing providers (0.9%), and other state-
owned corporation or state-owned enterprise, or government department or ministry 
(0.9%). 

In 2013, 88.4% of WBOPDC’s population living in rent paying households reported 
paying private landlords, and slightly higher proportion of households reported paying 
rent to the council (1.4%) or Kāinga Ora (3.0%) (Table A.4, Appendix A). 

In two of the WBOPDC wards, the proportion of people living in households paying rent 
to private landlords exceeded the WBOPDC-wide pattern, with 96.1% in Kaimai ward 
and 93.5% in Katikati-Waihī Beach ward. Maketu-Te Puke ward showed a slightly lower 
proportion compared to the district pattern with 90.6% of people in households paying 
rent to private landlords (Table 7.2). 
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Table 7.2 WBOPDC Wards Population in Households Paying Rent by Landlord, 2023 

 The data below should be treated with caution for the reasons explained on p. 14. 

Landlord Category Population in 
Households paying 

rent 

% Population in 
Households paying 

rent 
Katikati - Waihī Beach 
Private person, trust, or business 2697 93.5% 
Local authority or city council 36 1.2% 
Kāinga Ora 45 1.6% 
Iwi, hapū, or Māori land trust 18 0.6% 
Other community housing provider 30 1.0% 
Other state-owned corporation or state-owned 
enterprise, or government department or ministry 

30 1.0% 

Not Elsewhere Included 30 1.0% 
Total in household paying rent 2886 100.0% 
Maketu-Te Puke 
Private person, trust, or business 4215 90.6% 
Local authority or city council 54 1.2% 
Kāinga Ora 114 2.5% 
Iwi, hapū, or Māori land trust 105 2.3% 
Other community housing provider 63 1.4% 
Other state-owned corporation or state-owned 
enterprise, or government department or ministry 42 0.9% 

Not Elsewhere Included 57 1.2% 
Total in household paying rent 4650 100.0% 

 

 

(Table 7.2 continued) WBOPDC Wards Population in Households Paying Rent by Landlord, 
2023 

The data below should be treated with caution for the reasons explained on p. 14. 

Landlord Category Population in 
Households paying 

rent 

 % Population in 
Households paying 

rent 
 Kaimai Ward 
Private person, trust, or business 2895  96.1% 
Local authority or city council 33  1.1% 
Kāinga Ora 0  0.0% 
Iwi, hapū, or Māori land trust 21  0.7% 
Other community housing provider 6  0.2% 
Other state-owned corporation or state-owned 
enterprise, or government department or ministry 
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0.6% 

Not Elsewhere Included 39  1.3% 
Total in household paying rent 3012  100.0% 
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Tauranga 

Tauranga had 43,347 people living in households paying rent in 2023, and a very high 
proportion of those were in the private rental sector. Overall, 91.7% of those in 
dwellings for which rent is paid live in dwellings owned by private individuals, trusts or 
businesses.  

Compared to WBOPDC, Tauranga has slightly higher proportions of people living in 
rental dwellings owned by Kāinga Ora (3.8%) and other community housing providers 
(2.2%) (Table 7.3).  

Table 7.3 Tauranga Population in Households Paying Rent by Landlord, 2023  

The data below should be treated with caution for the reasons explained on p. 14. 

Landlord Category Population in 
Households Paying 

Rent 

%Population in 
Households Paying 

Rent 
Private person, trust, or business 39744 91.7% 
Local authority or city council 93 0.2% 
Kāinga Ora 1629 3.8% 
Iwi, hapū, or Māori land trust 171 0.4% 
Other community housing provider 972 2.2% 
Other state-owned corporation or state-owned 
enterprise, or government department or ministry 

489 1.1% 

Not Elsewhere Included 249 0.6% 
Total in household paying rent 43347 100.0% 

 

In 2013, a lower proportion of households reported paying rent to private landlords 
(84.3%), and higher proportions reported paying rent to Kāinga Ora (7.4%) and the 
council (1.8%) (Table A.5, Appendix A). 

8. Tenure and Age 
When thinking about the relationship between age and housing, it is crucial to 
recognise that New Zealand has experienced a profound structural shift in housing 
tenure, which some researchers have referred to as a tenure revolution. At its most 
stark, it means that fewer children are born into families in owner-occupied housing, 
more people live in rentals, and increasing proportions of people will be renting at 
retirement age. Over time the very high proportions of seniors in owner-occupation, 
typical of past decades, will fall.  

Figure 8.1 sets out the cohort-based effects of these patterns in the WBOPDC sub-
region.7 It shows that younger age cohorts are less likely to attain owner-occupation 
and more likely to rent, compared to older cohorts. The patterns reflect a shift away 

 

7 This Figure is taken from Jackson and James (2016) and is based on censuses from 1986-2013. 
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from government policies and supports that enabled early access to owner-occupation 
among young families.  

Figure 8.1: Renting* by birth cohort (all cohorts born since 1912), Western Bay of Plenty 
Sub-region 

 

The way in which New Zealand’s ageing population experiences the tenure revolution 
has significant impacts on wellbeing and housing futures. Those are set out in the 
Ministry of Housing and Urban Development’s (MHUD) Long-term Insights Briefing 
(LTIB) released in 2023. The briefing shows how the population is ageing, noting that the 
number of people aged 65 and older will increase from 17% of the population in 2023 to 
24% of the population by 2053 (Ministry of Housing and Urban Development, 2023). 

Both the young and the old are particularly vulnerable to housing stress, and the 
potential for housing precarity to compromise well-being over the long-term. Therefore, 
we present the 2023 Census data on three age groups:  

• Under 10 years. The quality and security of housing has significant impacts on 
children’s wellbeing, health and educational chances. Children are more vulnerable 
to the effects of poor house condition and crowding, compared to adults. The 
impacts of poor house condition on health in early life can have life-long effects. 
Crowding can contribute to the spread of infectious diseases and adversely affect 
children’s mental health and development (Public Policy & Research and CRESA, 
2010). 

• 10-19 years. This age group, spanning children and young people, is also affected by 
problems of housing quality and security. Moreover, this is a time when housing 

*From 2006 (inclusive), those living in a Family Trust home are treated as a separate category.
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problems such as youth homelessness can emerge, as well as issues of housing 
access as the older end of this age-group moves into adulthood and independent 
housing. 

• 60-69 years, the transitional years between working and retirement. Research has 
established that the growth in owner-occupation slows dramatically with age, 
declining steeply after the 40s. This decline is seen in all income groups but is most 
marked among lower earning middle-aged and older people (Morrison, 2008). If 
people are not already homeowners as they approach retirement, it is highly unlikely 
they will achieve homeownership in later life. Therefore, they are more likely to 
experience housing precarity and financial stress in older age. As people enter 
retirement their income declines, affecting the amount of money they have available 
to spend on housing and essential goods and services. Those in owner-occupation 
have the most control over their housing expenditure and greater tenure security. 
They generally have fewer housing costs, particularly if mortgage-free, and can 
exercise more discretion over their housing costs.  

Western Bay of Plenty District 

In WBOPDC, 5,523 residents in occupied private dwellings were aged under 10 years in 
2023. Over half of those children are reported as living in owner-occupied dwellings 
(55.4%, 3,057). Most of those (79.5%) are in dwellings where a mortgage is paid. There 
are 34.7% (1,914) living in a not owned dwelling. A total of 552 (10%) live in a dwelling 
held in a family trust (Table 8.1 and Table 8.2). 

 

Table 8.1: WBOPDC Selected Age Populations by Tenure, 2023  

Tenure Occupied Private Dwellings Less than 
10 years 

10-19 
years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements 
not further defined 

246 312 408 

Dwelling owned or partly owned, mortgage payments made 2430 2439 1593 
Dwelling owned or partly owned, mortgage payments not 
made 

381 618 2721 

Total in Owner Occupier Households 3057 3369 4722 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

0 3 3 

Dwelling not owned and not held in a family trust, rent 
payments made 1722 1482 900 

Dwelling not owned and not held in a family trust, rent 
payments not made 192 156 132 

Total in Not Owning Households 1914 1641 1035 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

105 111 150 

Dwelling held in a family trust, mortgage payments made 444 732 549 
Dwelling held in a family trust, mortgage payments not 
made 

3 3 18 

Total in Households in Family Trust Dwellings 552 646 717 
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Table 8.2: Proportion of WBOPDC Selected Age Populations by Tenure, 2023  

Tenure Occupied Private Dwellings Less than 
10 years 

10-19 
years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

8.0% 9.3% 8.6% 

Dwelling owned or partly owned, mortgage payments made 79.5% 72.4% 33.7% 
Dwelling owned or partly owned, mortgage payments not made 12.5% 18.3% 57.6% 
Total   100.0% 100.0% 100.0% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 0.0% 0.2% 0.3% 

Dwelling not owned and not held in a family trust, rent 
payments made 

90.0% 90.3% 87.0% 

Dwelling not owned and not held in a family trust, rent 
payments not made 

10.0% 9.5% 12.8% 

Total  100.0% 100.0% 100.0% 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

19.0% 13.1% 20.9% 

Dwelling held in a family trust, mortgage payments made 80.4% 86.5% 76.6% 
Dwelling held in a family trust, mortgage payments not made 0.5% 0.4% 2.5% 
Total  100.0% 100.0% 100.0% 

  

For the 10-19 age group, over half (57.5%, 3,369) are reported as living in an owner-
occupied dwelling, with 72.4% in a dwelling in which a mortgage is paid. In addition, 
28% of the 10-19 age group (1,641) live in a not owned dwelling and 14.4% (846) live in a 
dwelling held in a family trust.  

Overall, the population aged nineteen years or less are primarily living in owner-
occupier households, but almost one third (31.2%) live in households that do not own 
their residence and 12.3% live in a dwelling held in a family trust. 

In the 60-69 age group almost three-quarters (72.9%, 4,722) are reported as living in an 
owner-occupied dwelling, which is to be expected for that age group. The majority of 
those in owner-occupied dwellings are mortgage-free (66.0%), although one-third 
(33.7%) are in households paying a mortgage. In the same age group, 16% (1,035) live in 
a not owned dwelling. They are very unlikely to enter owner-occupation in later life. 
Furthermore, 11.1% (717) of the 60-69 age group are in a dwelling held in a family trust 
(Table 7.2). 

Compared to the 2023 children and young people, those in 2013 were more likely to live 
in rental housing and more likely to live in family trust dwellings (Tables A.6 and A.7, 
Appendix A).  A smaller proportion of the population aged 19 and under, 41.6%, were 
living in owner-occupied housing. 

In 2013, over one-third of those aged under 10 years were reported as living in owner-
occupied dwellings (37.8%). Most of those (81.2%) were in dwellings where a mortgage 
is paid. There were 44.0% of that age group in a not owned dwelling, and 18.0% in a 
dwelling held in a family trust. 
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Almost half of the 10-19 age group (45.5%) were reported as living in an owner-
occupied dwelling, with 71.8% in a dwelling in which a mortgage was paid. In addition, 
36.8% of the 10-19 age group lived in a not owned dwelling and 17.7% lived in a dwelling 
held in a family trust.  

In the 60-69 age group over half (53.4%) were reported as living in an owner-occupied 
dwelling (Tables A.6 and A.7, Appendix A). The majority in owner-occupied dwellings 
were mortgage-free (66.0%), although almost one-third (31.0%) were in households 
paying a mortgage. In the same age group, 14.7% lived in a not owned dwelling. 
Furthermore, 31.9% of the 60-69 age group were in a dwelling held in a family trust. In 
the 60-69 age group the proportion living in owner-occupied dwellings rises from just 
over half in 2013, to almost three-quarters in 2023. This suggests population ageing. 

In both censuses about one-third of the 60-69 age group living in owner-occupied 
dwellings are paying mortgages.  The proportions of the 60-69 age group in non-owned 
dwellings are similar in both censuses, however a larger proportion of the age group 
were living in dwellings owned by a family trust in 2013. The latter proportion had 
declined considerably by 2023. This may reflect the legislative changes and new 
requirements impacting on family trusts that came into effect in January 2021. 

Tauranga 

In 2023, in Tauranga, just under half (49.4%) of the population under ten years old and 
the 10-19 years population (49.9%) are reported as living in dwellings that are owner-
occupied. Taken as a whole, around half (50.3%) of the 19 year olds and underage 
group are in owner-occupied dwellings.  

Over one-third of children and young people live in not owned dwellings – 40.3% of 
under 10 year olds and 36.2% of 10-19 year olds. For the 19 year olds and younger, 
38.2% live in not owned occupied private dwellings (Table 8.3 and Table 8.4). 

Table 8.3: Tauranga Selected Age Populations by Tenure, 2023  

Tenure Occupied Private Dwellings Less than 
10 years 

10-19 
years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

420 552 597 

Dwelling owned or partly owned, mortgage payments made 7851 7179 3237 
Dwelling owned or partly owned, mortgage payments not made 858 1419 5433 
Total in Owner Occupier Households 9129 9150 9267 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

15 12 21 

Dwelling not owned and not held in a family trust, rent 
payments made 

7041 6393 2520 

Dwelling not owned and not held in a family trust, rent 
payments not made 204 201 201 

Total in Not Owning Households 7260 6606 2742 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

126 177 189 

Dwelling held in a family trust, mortgage payments made 1203 1689 825 
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Tenure Occupied Private Dwellings Less than 
10 years 

10-19 
years 

60-69 
years 

Dwelling held in a family trust, mortgage payments not made 315 651 1893 
Total in Households in Family Trust Dwellings 1644 2517 2907 

 

Table 8.4: Proportion of Tauranga Selected Age Populations by Tenure, 2023  

Tenure Occupied Private Dwellings Less than 
10 years 

10-19 
years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

4.6% 6.0% 6.4% 

Dwelling owned or partly owned, mortgage payments made 86.0% 78.5% 34.9% 
Dwelling owned or partly owned, mortgage payments not made 9.4% 15.5% 58.6% 
Total 100.0% 100.0% 100.0% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

0.2% 0.2% 0.8% 

Dwelling not owned and not held in a family trust, rent 
payments made 

97.0% 96.8% 91.9% 

Dwelling not owned and not held in a family trust, rent 
payments not made 

2.8% 3.0% 7.3% 

Total 100.0% 100.0% 100.0% 
Dwelling held in a family trust, mortgage arrangements not 
further defined 7.7% 7.0% 6.5% 

Dwelling held in a family trust, mortgage payments made 73.2% 67.1% 28.4% 
Dwelling held in a family trust, mortgage payments not made 19.2% 25.9% 65.1% 
Total 100.0% 100.0% 100.0% 

 

For those children and young people living in owner-occupied dwellings, high 
proportions are in households paying a mortgage – 86% of under 10 year olds and 
78.5% of 10-19 year olds.  

Almost two-thirds (62.1%) of the 60-69 age group are in owner-occupied dwellings. 
Over half (58.6%) of those in owner-occupation live in mortgage-free dwellings, while 
over one-third (34.9%) are in a dwelling with mortgage payments.  In the 60-69 years age 
group, 18.4% live in the category of not owned occupied private dwellings. Compared to 
children and young people, older people aged 60-69 in Tauranga show a higher 
proportion (19.5%) living in family trust owned dwellings. 

In the 2013 Census, 37.8% of the population under ten years old and 46.0% of the10-19 
years population were reported as living in owner-occupied dwellings in Tauranga. High 
proportions were in households paying a mortgage. In all, 47.9% of under 10 year olds 
and 42.1% of 10-19 year olds were living in not owned dwellings (Tables A.8 and A.9, 
Appendix A). 

In the 2013 Census, 54.1% of the 60-69 age group were reported as living in owner-
occupied dwellings. This is a smaller proportion than in 2023 (62.1%), suggesting 
population ageing’s impact on homeownership rates. The proportion of those aged 60-
69 years living in mortgage free dwellings has declined since 2013, with almost two-
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thirds (65.6%) of those in owner-occupation in mortgage-free dwellings in 2013, 
compared to 58.6% in 2023.  The proportion of the 60-69 age group living in not owned 
dwellings in 2013, 17.9%, is slightly less than in 2023. However, the proportion living in 
family trust owned dwellings, 28.0%, was considerably higher than in 2023. This may 
reflect the legislative changes and new requirements impacting on family trusts that 
came into effect in January 2021 (Tables A.8 and A.9, Appendix A). 

9. Tenure and ethnicity  
There are a range of ethnic groups in the sub-regions. Many people identify with more 
than one ethnicity. We have focused analysis on the three main ethnic groups who, 
together, make up most of the sub-region’s population: European, Māori and Pacific.  

It should be noted that the counts in the following analysis are ethnic identity counts. 
Because some people identify with more than one ethnic group, they are counted in 
each ethnic group. The counts, consequently, differ from population counts found in 
other sections of this report.  

Western Bay of Plenty District  

In WBOPDC in 2023, Europeans had the highest number and proportion of people living 
in owner-occupied dwellings, at 60.1% of European people (24,360). They also had the 
highest proportion of people living in dwellings held in family trusts (19.8%) (Table 9.1 
and Table 9.2).  

 

Table 9.1: WBOPDC Populations Identification with Selected Ethnicities by Tenure, 2023  

Tenure Occupied Private Dwellings Māori Pacific European 
Dwelling owned or partly owned, mortgage arrangements not 
further defined 

585 75 2079 

Dwelling owned or partly owned, mortgage payments made 2886 372 13035 
Dwelling owned or partly owned, mortgage payments not made 1551 132 9246 
Total in Owner Occupier Households 5022 579 24360 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 9 0 18 

Dwelling not owned and not held in a family trust, rent payments 
made 

3336 729 7206 

Dwelling not owned and not held in a family trust, rent payments 
not made 

351 45 939 

Total in Not Owning Households 3696 774 8163 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

255 36 783 

Dwelling held in a family trust, mortgage payments made 555 51 3531 
Dwelling held in a family trust, mortgage payments not made 513 36 3714 
Total in Households in Family Trust Dwellings 1323 123 8028 
Total 10041 1476 40551 
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Table 9.2: Proportion of WBOPDC Main Ethnic Populations by Tenure, 2023 

Tenure Occupied Private Dwellings Māori Pacific European 
Owned 50.0% 39.2% 60.1% 
Not Owned 36.8% 52.4% 20.1% 
Family Trust 13.2% 8.3% 19.8% 
Total 100.0% 100.0% 100.0% 

 

Among Pacific residents, over half live in households in the category of ‘not owned’ 
dwellings, 52.4% (774 Pacific people), and the lowest proportion are in owner-occupied 
housing (39.2%, 579). Pacific people also have the lowest proportion of people living in 
family trust owned dwellings (8.3%). 

One half of those identifying as Māori (5,022 people) live in owner-occupied dwellings, 
followed by 36.8% (3,696) in not owned dwellings. A small proportion of the Māori 
population, 13.2%, are in dwellings held by a family trust. Due to self-reporting, it is 
possible that family trust counts include other types of trusts associated with Māori 
land trusts or whānau trusts. 

Comparing the 2013 Census with the 2023 Census, Europeans continue to have the 
highest proportion of people living in owner-occupied dwellings, and between 2013 and 
2023 that increased considerably, from 45% to 60.1%. This probably reflects the older 
age profile of the European population; older age groups have higher owner-occupation 
rates (Tables A.10 and A.11, Appendix A).   

In 2013, one-quarter of people identifying as Māori lived in owner-occupied dwellings. 
Between 2013 and 2023, the proportion of Māori people in owner-occupied dwellings 
increased considerably, to 50% in 2023. This could reflect ageing in the Māori 
population profile and is in line with an overall increase in owner-occupation in the 
district between 2013 and 2023. It could also in part reflect changes in the way people 
have responded to the tenure question. There has been a significant reduction in the 
Māori population living in dwellings held in a family trust, from 37.2% in 2013 to 13.2% 
in 2013. This drop could be due to changes in the way respondents have filled in the 
tenure question. The proportion of Māori living in not owned dwellings has remained 
almost the same, at over one-third (37.7% in 2013 and 36.8% in 2023) (Tables A.10 and 
A.11, Appendix A).   

Over the two censuses, the Pacific population continues to mainly live in not owned 
dwellings, and to have the lowest proportion in owner-occupied housing. There has 
been an increase in those living in not owned dwellings, from 43.5% in 2013, to 52.4% in 
2023. However, there has also been a considerable increase in the proportion living in 
owner-occupied housing, from 14.5% of Pacific peoples in 2013, to 39.2% in 2023. This 
could reflect the ageing of the Pacific population, as well as changes in the way people 
have respondent to the tenure question. There has been a significant reduction in the 
Pacific population living in dwellings held in a family trust, from 42.0% to 8.3% in 2023. 



25 
 

This could be due to changes in the way respondents have filled in the tenure question 
(Tables A.10 and A.11, Appendix A).   

Tauranga  

Tauranga shows a similar pattern of tenure and ethnicity to WBOPDC, with Europeans 
most likely to live in owner-occupied dwellings (61.8% of the European population) and 
much less likely to live in not owned dwellings (22.8% of the European population). 
Māori are split between not owned dwellings (49.6% of the Māori population) and 
owner-occupied dwellings (42.5% of the Māori population) (Table 9.3 and Table 9.4). 

In contrast, Pacific people are most likely to live in not owned dwellings (60.6% of the 
Pacific population). Pacific people have the lowest proportion in owner-occupied 
dwellings, at 33.8%. 

Living in dwellings held in a family trust is more common for Europeans, with 15.4% of 
the European population living in that tenure. In contrast, only 7.9% of Māori and 5.6% 
of Pacific people are living in a dwelling held in a family trust. 

In 2013, 49% of the European population were living in owner-occupied dwellings, 
compared to 36.6% of the Māori population and 29.5% of the Pacific population. By 
2023, owner-occupation rose for all those ethnic groups. This is consistent with an 
overall rise in owner-occupation over the two censuses and may in part reflect the 
ageing of the three ethnic groups. The proportion of the Māori population in non-owned 
dwellings reduced from 53.2% in 2013, to 49.6%. This proportion also reduced for 
Pacific people, from 63.9% living in non-owned dwellings in 2013, to 60.6% in 2023. 
There were small reductions in people living in dwellings held in a family trust across 
the ethnic groups (Tables A.12 and A13, Appendix A). 

Table 9.3: Tauranga Populations Identification with Selected Ethnicities by Tenure 2023  

Tenure Occupied Private Dwellings Māori Pacific European 
Dwelling owned or partly owned, mortgage arrangements not 
further defined 

960 138 3963 

Dwelling owned or partly owned, mortgage payments made 7647 1218 38730 
Dwelling owned or partly owned, mortgage payments not made 2283 249 22800 
Total in Owner Occupier Households 10890 1605 65493 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

27 6 114 

Dwelling not owned and not held in a family trust, rent payments 
made 

12225 2805 22800 

Dwelling not owned and not held in a family trust, rent payments 
not made 

444 69 1251 

Total in Not Owning Households 12696 2880 24165 
Dwelling held in a family trust, mortgage arrangements not further 
defined 243 21 1197 

Dwelling held in a family trust, mortgage payments made 1116 147 7494 
Dwelling held in a family trust, mortgage payments not made 663 96 7584 
Total in Households in Family Trust Dwellings 2022 264 16275 
Total 25608 4749 105933 
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Table 9.4: Proportion of Tauranga Main Ethnic Populations by Tenure, 2023 

Tenure Occupied Private Dwellings Māori Pacific European 
Owned 42.5% 33.8% 61.8% 
Not Owned 49.6% 60.6% 22.8% 
Family Trust 7.9% 5.6% 15.4% 
Total 100.0% 100.0% 100.0% 

 

In contrast, Pacific people are most likely to live in not owned dwellings (60.6% of the 
Pacific population). Pacific people have the lowest proportion in owner-occupied 
dwellings, at 33.8%. 

Living in dwellings held in a family trust is more common for Europeans, with 15.4% of 
the European population living in that tenure. In contrast, only 7.9% of Māori and 5.6% 
of Pacific people are living in a dwelling held in a family trust. 

In 2013, 49% of the European population were living in owner-occupied dwellings, 
compared to 36.6% of the Māori population and 29.5% of the Pacific population. By 
2023, owner-occupation rose for all those ethnic groups. This is consistent with an 
overall rise in owner-occupation over the two censuses and may in part reflect the 
ageing of the three ethnic groups. The proportion of the Māori population in non-owned 
dwellings reduced from 53.2% in 2013, to 49.6%. This proportion also reduced for 
Pacific people, from 63.9% living in non-owned dwellings in 2013, to 60.6% in 2023. 
There were small reductions in people living in dwellings held in a family trust across 
the ethnic groups (Tables A.12 and A13, Appendix A). 

10. Tenure and crowding 
Table 10.1, Table 10.2, Table 10.3 and Table 10.4 present crowding data relating to 
crowded and uncrowded populations in households, according to the tenure of the 
dwelling in which they reside.  

Overall, crowding is a minority experience, but it is an important minority, due to the 
implications of crowding for infectious disease risk, and associated hospital 
admissions (Baker et al., 2013).  

The numbers of people in crowded and not crowded dwellings in WBOPDC are 
presented in Table 10.1 and the numbers for Tauranga are presented in Table 10.2.  
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Table 10.1: WBOPDC Population in Crowded and Uncrowded Occupied Private Dwellings 
by Tenure, 2023  

Tenure Occupied Private Dwellings Crowded 
Not 

Crowded 
Total 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

447 2055 2676 

Dwelling owned or partly owned, mortgage payments made 1289 14061 15444 
Dwelling owned or partly owned, mortgage payments not 
made 

573 9858 10572 

Total in Owner Occupier Households 2309 25974 28692 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 3 18 27 

Dwelling not owned and not held in a family trust, rent 
payments made 

2235 8145 10548 

Dwelling not owned and not held in a family trust, rent 
payments not made 

240 1074 1320 

Total in Not Owning Households 2478 9237 11895 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

153 792 999 

Dwelling held in a family trust, mortgage payments made 162 3741 3930 
Dwelling held in a family trust, mortgage payments not made 219 3852 4158 
Total in Households in Family Trust Dwellings 534 8385 9087 
Total 5321 43596 49674 

 

 

Table 10.2: Tauranga Population in Crowded and Uncrowded Occupied Private Dwellings 
by Tenure, 2023  

Tenure Occupied Private Dwellings Crowded Not Crowded Total 
Dwelling owned or partly owned, mortgage arrangements not 
further defined 

603 4275 4878 

Dwelling owned or partly owned, mortgage payments made 2790 43269 46059 
Dwelling owned or partly owned, mortgage payments not 
made 

702 24276 24978 

Total in Owner Occupier Households 4095 71820 75915 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

3 132 135 

Dwelling not owned and not held in a family trust, rent 
payments made 8016 34971 42987 

Dwelling not owned and not held in a family trust, rent 
payments not made 

366 1503 1869 

Total in Not Owning Households 8385 36606 44991 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

165 1263 1428 

Dwelling held in a family trust, mortgage payments made 405 8091 8496 
Dwelling held in a family trust, mortgage payments not made 243 7932 8175 
Total in Households in Family Trust Dwellings 813 17286 18099 
Total 13293 125712 139005 

 



28 
 

Statistics NZ’s calculations of crowding from the 2023 census showed a total of 5,321 
people in WBOPDC (10.7% of the population) living in crowded dwellings. This 
compares with 7.9% of the population in 2013, indicating an increase in people living in 
crowded dwellings (Table A14, Appendix A).   

In WBOPDC in 2023 those in not owned dwellings are more likely to be crowded; 20.8% 
of the population living in not owned dwellings are crowded (2,478 people), compared 
to 8% in households in owner-occupied dwellings and 5.9% in households in dwellings 
held in a family trust. 

In Tauranga, 13,293 people (9.6% of the population) in the 2023 Census are in crowded 
dwellings. There has been an increase in people living in crowded dwellings since 2013, 
when 6.6% of the population were in crowded dwellings (Table A.15, Appendix A). 

In Tauranga in 2023, 18.6% of the population in not owned dwellings are crowded 
(8,385 people), compared to 5.4% in owner-occupied dwellings and 4.5% in dwellings 
held in a family trust. 

Table 10.3 and Table 10.4 focus on the tenure of crowded dwellings in 2023. Among 
crowded households, the largest single proportion of people are found in not owned 
dwellings.  In WBOPDC, the crowded population is slightly more likely to live in not 
owned dwellings - 46.6% of people in crowded dwellings live in not owned dwellings. 
This compares to 43.4% of people in crowded dwellings living in owner-occupied 
dwellings, and 10% of those in crowded dwellings living in a dwelling held in a family 
trust (Table 10.3).  

In 2013, 60.0% of WBOPDC’s population in crowded dwellings lived in not owned 
dwellings compared to 46.6% in 2023. Moreover, 28.9% of people in crowded dwellings 
lived in owner-occupied dwellings in 2013, compared to 43.4% in 2023. In 2013, 11.2% 
of people in crowded dwellings were in a dwelling held in a family trust (Table A.16, 
Appendix A). 

Table 10.3: Proportion of WBOPDC Population by Tenure in Crowded and Uncrowded 
Occupied Private Dwellings, 2023  

Tenure Occupied Private Dwellings Crowded Not Crowded Total 
Owned 43.4% 59.6% 57.8% 
Not Owned 46.6% 21.2% 23.9% 
Family Trust 10.0% 19.2% 18.3% 
Total 100.0% 100.0% 100.0% 

In the 2023 Census, Tauranga has 63.1% of the crowded population living in not owned 
dwellings. In contrast, 30.8% of the crowded population in Tauranga live in owner-
occupied dwellings and only 6.1% of the crowded population are in dwellings held in a 
family trust (Table 10.4).    

Since the 2013 Census there has been an increase in the proportion of the crowded 
population living in owner-occupied dwellings in Tauranga, from 24.4% in 2013 to 
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30.8% in 2023. There has been a decrease in the proportion of the crowded population 
in not owned dwellings from 69.9% in 2013 to 63.1% in 2023 (Table A.17, Appendix A).  

Table 10.4: Proportion of Tauranga Population by Tenure in Crowded and Uncrowded 
Occupied Private Dwellings, 2023  

Tenure Occupied Private Dwellings Crowded Not Crowded Total 
Owned 30.8% 57.1% 54.6% 
Not Owned 63.1% 29.1% 32.4% 
Family Trust 6.1% 13.8% 13.0% 
Total 100.0% 100.0% 100.0% 

 
Crowding can reflect stock shortages but also unaffordable house and rent prices. 
Some people crowd together and combine incomes as a way of managing housing 
costs. That is why it is not unusual for some crowded households with multiple earners 
to have higher gross annual household incomes than uncrowded households (see 
Mitchell, 2024). 

11. Tenure and household income  
In general, owner-occupiers have higher gross annual household incomes than those in 
not owned households. However, regardless of tenure, household incomes can differ 
due to the age of household members and household composition, including number 
of adults and children in the household. 

Incomes are presented in income bands. Data presents gross (before tax) annual 
household income from all sources (e.g., wages and salaries, investment, government 
payments). Because the data are in bands, median household income cannot be 
calculated. Information on median incomes in WBOPDC and Tauranga are presented in 
the Stage 1 Report, which shows the same median gross annual household income for 
Tauranga and WBOPDC of $80,200 (Mitchell, 2024). 

Income data from the 2013 Census are presented in Table A.18 - Table A.23 in Appendix 
A. Changes in household incomes over the 10 year period make direct comparison of 
incomes over the period inappropriate. Nevertheless, similar patterns between income 
and tenure can be seen in both the 2023 and 2013 data. 

Western Bay of Plenty District 

Table 11.1 show that gross annual household incomes of WBOPDC owner-occupiers in 
the 2023 Census are higher among those paying a mortgage, compared to those living 
in mortgage-free homes. This is also the pattern in the 2013 census (Table A.18, 
Appendix A). 

In 2023, 30% of people in households paying a mortgage live in a household with a 
gross annual household income of between $100,001-150,000 per year. Of people in 
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households paying a mortgage, 44.3% have a gross annual household income of 
$150,001 or more.  

The largest proportion of those living in mortgage-free homes (17.3%) live in a 
household with a gross annual household income of between $100,001-150,000.  This 
is followed by people living in a home with a gross annual household income of 
between $70,001-100,000 (15.3%).  

The third highest group (13.2%) has a gross annual household income of between 
$40,001-$50,000 per year. The latter is likely to reflect older residents who have paid off 
a mortgage and have a lower income in retirement.  

It is notable, compared to those with a mortgage, that there are significantly higher 
proportions of people living in mortgage-free homes in households with a low-moderate 
gross annual household income between $20,000-$40,000 (17.1% in mortgage-free 
homes compared to 2.8% in homes with a mortgage). Again, this is likely to reflect an 
older population that has paid off a mortgage. 
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Table 11.1: WBOPDC Population in Households by Gross Household Income by Owner 
Occupied Dwellings, 2023  

Household Income Population % Population by Household Income 
Dwelling owned or partly owned, mortgage arrangements not further defined 
Loss 6 0.2% 
Zero Income 42 1.6% 
$1-10,000 0 0.0% 
$10,001-15,000 30 1.1% 
$15,001-20,000 39 1.5% 
$20,001-25,000 102 3.9% 
$25,001-30,000 90 3.4% 
$30,001-35,000 72 2.7% 
$35,001-40,000 105 4.0% 
$40,001-50,000 228 8.7% 
$50,001-60,000 126 4.8% 
$60,001-70,000 147 5.6% 
$70,001-100,000 351 13.4% 
$100,001-150,000 579 22.1% 
$150,001-200,000 354 13.5% 
$200,001 or more 348 13.3% 
Total 2619 100.0% 
Dwelling owned or partly owned, mortgage payments made 
Loss 33 0.2% 
Zero Income 24 0.2% 
$1-10,000 72 0.5% 
$10,001-15,000 27 0.2% 
$15,001-20,000 42 0.3% 
$20,001-25,000 75   0.5% 
$25,001-30,000 120 0.8% 
$30,001-35,000 93 0.6% 
$35,001-40,000 141 0.9% 
$40,001-50,000 345 2.2% 
$50,001-60,000 366 2.4% 
$60,001-70,000 429 2.8% 
$70,001-100,000 1893 12.3% 
$100,001-150,000 4638 30.0% 
$150,001-200,000 3390 22.0% 
$200,001 or more 3750 24.3% 
Total 15438 100.0% 

 

  



32 
 

(Table 11.1 continued) WBOPDC Population in Households by Gross Household Income by 
Owner Occupied Dwellings, 2023  

Household Income Population   % Population by Household Income 
Dwelling owned or partly owned, mortgage payments not made 
Loss 39 0.4% 
Zero Income 60 0.6% 
$1-10,000 108 1.0% 
$10,001-15,000 54 0.5% 
$15,001-20,000 138 1.3% 
$20,001-25,000 294 2.8% 
$25,001-30,000 516 4.9% 
$30,001-35,000 327 3.1% 
$35,001-40,000 663 6.3% 
$40,001-50,000 1395 13.2% 
$50,001-60,000 774 7.3% 
$60,001-70,000 570 5.4% 
$70,001-100,000 1620 15.3% 
$100,001-150,000 1830 17.3% 
$150,001-200,000 921 8.7% 
$200,001 or more 1260 11.9% 
Total 10569 100.0% 

 
In not owned dwellings for which rent is paid, the biggest proportions of residents are in 
the household income bands from $70,001 and over, indicating dominance of the 
‘working age’ population. There is a similar pattern in the 2013 Census, where the 
biggest proportions of residents living in not owned dwellings for which rent is paid are 
in the household income bands from $70,001 and over (Table A.20, Appendix A).  

In 2023, the largest proportion of residents in households paying rent (24.7%) live in a 
household with a gross annual household income of between $100,001-150,000 per 
year.  This is followed by people living in a household with a gross annual household 
income of between $70,001-100,000 (19.4%).  These household income levels are not 
enough to buy a house. Mitchell’s analysis indicates that in WBOPDC a household 
would need a gross household income of $192,200 to buy a house at the lower quartile 
house price (Mitchell, 2024, Table 4.4). 

A smaller proportion of people living in households paying rent have a gross annual 
household income between $20,001- $40,000, compared to people living in owner-
occupied mortgage-free dwellings -11.4% compared to 17.1% (Table 11.2).   
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Table 11.2: WBOPDC Population in Households by Gross Household Income by ‘Not-
Owned’ Dwellings, 2023  

Household Income Population in Household % Population by Household Income 
Dwelling not owned and not held in a family trust, rental arrangements not further defined 
Loss 0 0.0% 
Zero Income 0 0.0% 
$1-10,000 0 0.0% 
$10,001-15,000 0 0.0% 
$15,001-20,000 3 10.0% 
$20,001-25,000 3 10.0% 
$25,001-30,000 0 0.0% 
$30,001-35,000 6 20.0% 
$35,001-40,000 3 10.0% 
$40,001-50,000 0 0.0% 
$50,001-60,000 3 10.0% 
$60,001-70,000 0 0.0% 
$70,001-100,000 9 30.0% 
$100,001-150,000 3 10.0% 
$150,001-200,000 0 0.0% 
$200,001 or more 0 0.0% 
Total 30 100.0% 
Dwelling not owned and not held in a family trust, rent payments made 
Loss 30 0.3% 
Zero Income 75 0.7% 
$1-10,000 195 1.9% 
$10,001-15,000 90 0.9% 
$15,001-20,000 150 1.4% 
$20,001-25,000 216 2.1% 
$25,001-30,000 348 3.3% 
$30,001-35,000 282 2.7% 
$35,001-40,000 345 3.3% 
$40,001-50,000 678 6.4% 
$50,001-60,000 651 6.2% 
$60,001-70,000 552 5.2% 
$70,001-100,000 2037 19.4% 
$100,001-150,000 2604 24.7% 
$150,001-200,000 1287 12.2% 
$200,001 or more 987 9.4% 
Total 10527 100.0% 
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(Table 11.2 continued) WBOPDC Population in Households by Gross Household Income by 
‘Not-Owned’ Dwellings, 2023 

Household Income Population in Household % Population by Household Income 

Dwelling not owned and not held in a family trust, rent payments not made 

Loss 18 1.4% 
Zero Income 9 0.7% 
$1-10,000 18 1.4% 
$10,001-15,000 18 1.4% 
$15,001-20,000 27 2.0% 
$20,001-25,000 39 2.9% 
$25,001-30,000 54 4.1% 
$30,001-35,000 57 4.3% 
$35,001-40,000 39 2.9% 
$40,001-50,000 126 9.5% 
$50,001-60,000 60 4.5% 
$60,001-70,000 57 4.3% 
$70,001-100,000 240 18.1% 
$100,001-150,000 282 21.3% 
$150,001-200,000 135 10.2% 
$200,001 or more 147 11.1% 
Total 1326 100.0% 

 

Notably, in 2023, the highest gross annual household incomes are in dwellings held in a 
family trust and are clustered in the income bands from $100,001 and above (Table 
11.3). There is a similar pattern in the 2013 census (Table A.19, Appendix A). 

Table 11.3: WBOPDC Population in Households by Gross Household Income by Family 
Trust Dwellings, 2023  

Household Income Population in Household % Population by Household Income 

Dwelling held in a family trust, mortgage arrangements not further defined 

Loss 3 0.3% 
Zero Income 36 3.6% 
$1-10,000 30 3.0% 
$10,001-15,000 12 1.2% 
$15,001-20,000 15 1.5% 
$20,001-25,000 18 1.8% 
$25,001-30,000 24 2.4% 
$30,001-35,000 42 4.2% 
$35,001-40,000 45 4.5% 
$40,001-50,000 81 8.1% 
$50,001-60,000 54 5.4% 
$60,001-70,000 42 4.2% 
$70,001-100,000 138 13.8% 
$100,001-150,000 165 16.5% 
$150,001-200,000 123 12.3% 
$200,001 or more 171 17.1% 
Total 999 100.0% 
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(Table 11.3 continued) WBOPDC Population in Households by Gross Household Income by 
Family Trust Dwellings, 2023  

Household Income Population in Household % Population by Household Income 
Dwelling held in a family trust, mortgage payments made 
Loss 15 0.4% 
Zero Income 27 0.7% 
$1-10,000 36 0.9% 
$10,001-15,000 12 0.3% 
$15,001-20,000 9 0.2% 
$20,001-25,000 15 0.4% 
$25,001-30,000 24 0.6% 
$30,001-35,000 27 0.7% 
$35,001-40,000 39 1.0% 
$40,001-50,000 87 2.2% 
$50,001-60,000 114 2.9% 
$60,001-70,000 63 1.6% 
$70,001-100,000 384 9.7% 
$100,001-150,000 870 22.0% 
$150,001-200,000 729 18.5% 
$200,001 or more 1497 37.9% 
Total 3948 100.0% 
Dwelling held in a family trust, mortgage payments not made 
Loss 18 0.4% 
Zero Income 21 0.5% 
$1-10,000 48 1.2% 
$10,001-15,000 9 0.2% 
$15,001-20,000 39 0.9% 
$20,001-25,000 63 1.5% 
$25,001-30,000 120 2.9% 
$30,001-35,000 81 1.9% 
$35,001-40,000 174 4.2% 
$40,001-50,000 330 7.9% 
$50,001-60,000 258 6.2% 
$60,001-70,000 186 4.5% 
$70,001-100,000 657 15.8% 
$100,001-150,000 756 18.2% 
$150,001-200,000 519 12.5% 
$200,001 or more 885 21.3% 
Total 4164 100.0% 
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Tauranga 

In Tauranga in 2023, like WBOPDC, the gross annual household incomes of the 
population in owner-occupied dwellings are higher among those paying a mortgage, 
compared to those living in mortgage-free homes (Table 11.4). In all, 30.3% of people in 
households paying a mortgage live in a household with a gross annual household 
income of between $100,001-150,000 per year. Furthermore, 50% of people in 
households paying a mortgage have a gross annual household income of $150,001 or 
more.  

The largest proportion of people living in mortgage-free homes (16.5%) live in a 
household with a gross annual household income of between $100,001-150,000.  This 
is followed by people living in a home with a gross annual household income of 
between $70,001-100,000 (14.7%). The third highest group (13.4%) has a gross annual 
household income of between $40,001-$50,000 per year. The proportion of Tauranga 
people living in mortgage-free households with a gross annual household income 
between $20,000-$40,000 is 19.5%. Like WBOPDC, Tauranga’s mortgage-free 
households reporting low-moderate household incomes probably reflect an older 
population who have likely paid off their mortgages over their pre-retirement lifetime. 

In the 2013 Census, there was a similar pattern of the population in owner-occupied 
dwellings paying a mortgage having a higher household income compared to those 
living in mortgage-free homes (Table A.21, Appendix A). 

Table 11.4: Tauranga Population in Households by Gross Household Income by Owner 
Occupied Dwellings, 2023  

Household Income Population % Population by Household Income 
Dwelling owned or partly owned, mortgage arrangements not further defined 
Loss 6 0.1% 
Zero Income 96 1.9% 
$1-10,000 69 1.4% 
$10,001-15,000 30 0.6% 
$15,001-20,000 51 1.0% 
$20,001-25,000 165 3.3% 
$25,001-30,000 264 5.2% 
$30,001-35,000 180 3.6% 
$35,001-40,000 195 3.9% 
$40,001-50,000 453 9.0% 
$50,001-60,000 312 6.2% 
$60,001-70,000 288 5.7% 
$70,001-100,000 678 13.5% 
$100,001-150,000 1014 20.1% 
$150,001-200,000 684 13.6% 
$200,001 or more 555 11.0% 
Total 5040 100.0% 
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(Table 11.4 continued) Tauranga Population in Households by Gross Household Income by 
Owner Occupied Dwellings, 2023  

Household Income Population % Population by Household Income 
Dwelling owned or partly owned, mortgage payments made 
Loss 21 0.0% 
Zero Income 75 0.2% 
$1-10,000 108 0.2% 
$10,001-15,000 72 0.2% 
$15,001-20,000 114 0.2% 
$20,001-25,000 171 0.4% 
$25,001-30,000 237 0.5% 
$30,001-35,000 213 0.5% 
$35,001-40,000 273 0.6% 
$40,001-50,000 813 1.8% 
$50,001-60,000 972 2.1% 
$60,001-70,000 1047 2.3% 
$70,001-100,000 4986 10.8% 
$100,001-150,000 14028 30.3% 
$150,001-200,000 11886 25.7% 
$200,001 or more 11217 24.3% 
Total 46233 100% 
Dwelling owned or partly owned, mortgage payments not made 
Loss 33 0.1% 
Zero Income 135 0.5% 
$1-10,000 237 0.9% 
$10,001-15,000 129 0.5% 
$15,001-20,000 339 1.3% 
$20,001-25,000 882 3.5% 
$25,001-30,000 1533 6.1% 
$30,001-35,000 885 3.5% 
$35,001-40,000 1599 6.4% 
$40,001-50,000 3372 13.4% 
$50,001-60,000 1926 7.7% 
$60,001-70,000 1314 5.2% 
$70,001-100,000 3687 14.7% 
$100,001-150,000 4134 16.5% 
$150,001-200,000 2427 9.7% 
$200,001 or more 2490 9.9% 
Total 51222 100% 

 
Tauranga’s population living in households paying rent cluster in the income bands 
from $70,001 and over. A different pattern was observed in the 2013 Census where over 
two-thirds of the households paying rent were clustered in lower income bands 
between $15,000 and $50,000 household income (Table A.23, Appendix A).  
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In 2023, over half of the population in rent paying households (57.2%) have a gross 
household income between $70,001-$200,000 (Table 11.5). Even so, this is not enough 
to buy a house. Falling short of the $217,400 income needed to buy a lower-quartile 
home in Tauranga (Mitchell, 2024), Table 4.4). 

Table 11.5: Tauranga Population in Households by Gross Household Income by ‘Not-
Owned’ Dwellings, 2023 

Household Income Population % Population by Household Income 
Dwelling not owned and not held in a family trust not further defined 
Loss 0 0.0% 
Zero Income 0 0.0% 
$1-10,000 6 4.3% 
$10,001-15,000 0 0.0% 
$15,001-20,000 3 2.2% 
$20,001-25,000 0 0.0% 
$25,001-30,000 3 2.2% 
$30,001-35,000 9 6.5% 
$35,001-40,000 3 2.2% 
$40,001-50,000 18 13.0% 
$50,001-60,000 15 10.9% 
$60,001-70,000 9 6.5% 
$70,001-100,000 27 19.6% 
$100,001-150,000 30 21.7% 
$150,001-200,000 12 8.7% 
$200,001 or more 3 2.2% 
Total 138 100% 
Dwelling not owned and not held in a family trust, rent payments made 
Loss 117 0.3% 
Zero Income 381 0.9% 
$1-10,000 639 1.4% 
$10,001-15,000 369 0.8% 
$15,001-20,000 612 1.4% 
$20,001-25,000 816 1.8% 
$25,001-30,000 924 2.1% 
$30,001-35,000 966 2.2% 
$35,001-40,000 960 2.2% 
$40,001-50,000 2316 5.2% 
$50,001-60,000 2472 5.6% 
$60,001-70,000 3139 7.1% 
$70,001-100,000 7602 17.1% 
$100,001-150,000 11478 25.9% 
$150,001-200,000 6300 14.2% 
$200,001 or more 5241 11.8% 
Total 44332 100% 
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(Table 11.5 continued) Tauranga Population in Households by Gross Household Income by 
‘Not-Owned’ Dwellings, 2023 

Household Income Population % Population by Household Income 

Dwelling not owned and not held in a family trust, rent payments not made 

Loss 15 0.8% 
Zero Income 18 1.0% 
$1-10,000 42 2.3% 
$10,001-15,000 12 0.6% 
$15,001-20,000 75 4.0% 
$20,001-25,000 48 2.6% 
$25,001-30,000 90 4.8% 
$30,001-35,000 60 3.2% 
$35,001-40,000 63 3.4% 
$40,001-50,000 120 6.4% 
$50,001-60,000 126 6.8% 
$60,001-70,000 90 4.8% 
$70,001-100,000 288 15.5% 
$100,001-150,000 351 18.8% 
$150,001-200,000 168 9.0% 
$200,001 or more 297 15.9% 
Total 1863 100% 

  
Like WBOPDC, in Tauranga the highest gross annual household incomes are in 
households living in dwellings held in a family trust and are clustered in the income 
bands from $100,001 and over (Table 11.6).  

Table 11.6: Tauranga Population in Households by Gross Household Income by Family 
Trust Dwellings, 2023  

Household Income Population in Household % Population by Household Income 

Dwelling held in a family trust, mortgage arrangements not further defined 

Loss 3 0.2% 

Zero Income 21 1.4% 

$1-10,000 36 2.4% 

$10,001-15,000 15 1.0% 

$15,001-20,000 24 1.6% 

$20,001-25,000 51 3.5% 

$25,001-30,000 48 3.3% 

$30,001-35,000 30 2.0% 

$35,001-40,000 48 3.3% 

$40,001-50,000 120 8.1% 

$50,001-60,000 72 4.9% 

$60,001-70,000 69 4.7% 

$70,001-100,000 162 11.0% 

$100,001-150,000 291 19.8% 

$150,001-200,000 189 12.8% 

$200,001 or more 294 20.0% 

Total 1473 100.0% 
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(Table 11.6 continued) Tauranga Population in Households by Gross Household Income by 
Family Trust Dwellings, 2023   

Household Income Population in Household % Population by Household Income 
Dwelling held in a family trust, mortgage payments made 
Loss 12 0.1% 
Zero Income 36 0.4% 
$1-10,000 42 0.5% 
$10,001-15,000 24 0.3% 
$15,001-20,000 27 0.3% 
$20,001-25,000 48 0.6% 
$25,001-30,000 48 0.6% 
$30,001-35,000 57 0.7% 
$35,001-40,000 51 0.6% 
$40,001-50,000 129 1.5% 
$50,001-60,000 165 1.9% 
$60,001-70,000 150 1.8% 
$70,001-100,000 708 8.3% 
$100,001-150,000 1767 20.7% 
$150,001-200,000 1830 21.5% 
$200,001 or more 3426 40.2% 
Total 8520 100.0% 
Dwelling held in a family trust, mortgage payments not made 
Loss 9 0.1% 
Zero Income 48 0.6% 
$1-10,000 54 0.7% 
$10,001-15,000 27 0.3% 
$15,001-20,000 78 0.9% 
$20,001-25,000 195 2.4% 
$25,001-30,000 273 3.3% 
$30,001-35,000 162 2.0% 
$35,001-40,000 354 4.3% 
$40,001-50,000 729 8.9% 
$50,001-60,000 573 7.0% 
$60,001-70,000 408 5.0% 
$70,001-100,000 1152 14.0% 
$100,001-150,000 1296 15.8% 
$150,001-200,000 999 12.2% 
$200,001 or more 1854 22.6% 
Total 8211 100.0% 

 

A similar pattern is seen in the 2013 Census where around two-thirds of households are 
in the income bands from $70,001 and above (Table A.22, Appendix A). 
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12. Tenure and household composition 
There are a variety of household compositions in the sub-region. The majority of 
households in WBOPDC and Tauranga respectively are constituted around one family 
or households with two families or family and related others. In WBOPDC, 55.1% of the 
population fall into those household types. In Tauranga, 54.6% live in those household 
types. Smaller proportions of residents WBOPDC and Tauranga live with related others, 
other unrelated people or a combination of those. 

Three household types are of particular interest when considering housing supply. 
Those household types are couple-only, one-person and one-parent households. Those 
households can experience housing stress, especially where population ageing tends 
to generate increasing numbers and proportions of the population. This is the case with 
couple-only households and one-person households. In New Zealand, as in many 
comparable countries, living in a one-person household is becoming increasingly 
prevalent. For people living in couple-only and one-person households and unable to 
access owner-occupation, there is potential for housing stress related to housing 
unaffordability. One-person owner-occupier households, particularly when not in paid 
employment or in low-paid employment, can also experience housing unaffordability, 
because there is only one household income with which to manage household 
expenses. 

One-parent households have typically been vulnerable to housing stress and low living 
standards due to lower household incomes. High proportions of the sub-region’s one-
parent owner-occupier households with a mortgage and not owned households (one-
parent and one-person) are experiencing housing stress (Mitchell, 2024 Stage 1 Report).  

The impacts of limited household incomes and smaller household size, including their 
association with ageing, means we have focused discussion below on these three 
household types.  Data are drawn from the 2023 and 2013 censuses. 

Western Bay of Plenty District 

Of the three selected household types, couple-only households are the most common 
household type in WBOPDC. In 2023, one-quarter of residents (12,546) lived in a 
couple-only household.  One-parent households are home to 4,257 people (8.6% of 
residents). Slightly fewer people live in one-person households (3,951, 8.0% of 
residents).  

In 2013, the proportions were similar. In 2013, just over one-quarter (27.0%) of 
residents lived in a couple-only household.  One-parent households were home to 
10.3% of residents and 8.0% of people lived in one-person households.  

In 2023, couple-only households are more likely to live in owner-occupied dwellings 
and dwellings held in a family trust, indicating an older age profile of that household 
type. People in couple-only households make up 21.4% of all people in owner-occupied 
households. They are especially evident in mortgage-free owner-occupation where they 
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comprise 48% of all people living in mortgage-free owner-occupied households and 
only 2.9% of people in owner-occupied households paying a mortgage. Couple-only 
households make up 31.7% of people in family trust owned dwellings.  

People living in one-parent households are more likely to live in not owned dwellings. In 
2023 in WBOPDC they comprise 16.8% of the population in not owned dwellings. Low 
proportions of residents in one-parent households are found in owner-occupation 
(6.2% of the population in owner-occupied households), and in family trust owned 
dwellings (5.3% of the population in family trust dwellings). 

One person households make up 10% of people in not owned dwellings, compared to 
7.5% in owner-occupied dwellings and 6.5% in family trust dwellings (Table 12.1 and 
Table 12.2). 

Table 12.1: WBOPDC Population in Selected Household Types, 2023  

Selected Household Types People % People 
One-person household 3951 8.0% 
One-parent households 4257 8.6% 
Household of unrelated people 1161 2.3% 
Household of related people 297 0.6% 
Household of related and unrelated people 99 0.2% 
Couple-only 12546 25.3% 
All Households 49677 100.0% 

 

Table 12.2: WBOPDC Population Living in One-person, One-parent and Couple Only 
Households, 2023  

Household Tenure Owned Family Trust Not Owned 
Household Type People % People People % People People % People 
One-person household 2157 7.5% 594 6.5% 1194 10.0% 
One-parent households 1770 6.2% 480 5.3% 2004 16.8% 
Couple-only 6144 21.4% 2877 31.7% 1461 12.3% 
All Households 28692 100.0% 9087 100.0% 11895 100.0% 

 

From the 2013 Census to the 2023 Census, couple-only households continue to be the 
most common of the three selected household types (Table A.24, Appendix A). Both 
censuses report that around one-quarter of households are couple-only households. In 
both censuses, couple-only households tend to live in owner-occupied dwellings and 
dwellings held in a family trust.  A higher proportion of people in couple-only 
households were in owner-occupation in 2013 (33.3% of people in all owner-occupied 
households) compared to 2023 (21.4%).   In 2013, people in couple-only households 
made up 36.1% of people in family trust owned dwellings (Table A.25, Appendix A).  
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Between 2013 and 2023, there was almost no change in tenure for people living in one-
parent households. They are more likely to live in not owned dwellings. In 2023 the 
proportion people living in one-parent households in owner-occupied dwellings is like 
that in 2013, around 6%. Similarly, the proportion of people in one-parent households 
living in family trust dwellings continues to be low in both censuses, around 5% (Table 
A.25, Appendix A).  

In both censuses, one person households make up around 10% of people living in not 
owned dwellings. One person households made up 8.1% of people living in not owned 
dwellings, and 5.7% of people in dwellings held in a family trust.  (Table A.25, Appendix 
A).  

Tauranga 

Of the three selected household types, the most common household type in Tauranga 
are couple-only households, where 20.5% of residents (28,626 people) live in 2023. 
One-parent households comprise 11.4% of residents (16,008 people) and one-person 
households 8.6% of residents (12,030 people) (Table 12.3 and Table 12.4). 

Table 12.3: Tauranga Population in Selected Household Types 2023  

Selected Household Types People % People 
One-person household 12030 8.6% 
One-parent households 16008 11.4% 
Household of unrelated people 5619 4.0% 
Household of related people 777 0.6% 
Household of related and unrelated people 420 0.3% 
Couple Only 28626 20.5% 
All Households 139959 100.0% 

 

Table 12.4: Tauranga Population Living in One-person, One-parent and Couple Only 
Households 2023  

Household Tenure Owned Family Trust Not Owned 

Household Type People % People People % People People % People 
One-person household 7062 9.2% 1557 8.6% 3517 7.8% 
One-parent households 5520 7.2% 1290 7.1% 9198 20.3% 
Couple Only 19020 24.9% 5106 28.1% 4500 9.9% 
All Households 76401 100.0% 18189 100.0% 45360 100.0% 

 

Couple-only households are more likely to live in owner-occupied dwellings and family 
trust owned dwellings. People in couple-only households make up 24.9% of all people 
in owner-occupied households. They make up 45.8% of residents in mortgage-free 
owner-occupied households, along with 13.9% of people in owner-occupied 
households paying a mortgage. Couple-only households make up 28.1% of people in 
family trust dwellings.  
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People in one-parent households are more likely to live in not owned dwellings; they 
make up 20.3% of Tauranga’s population in not owned dwellings. Residents in one-
parent households make up 7.2% of the population in owner-occupied households, 
and 7.1% of the population in family trust owned dwellings. 

One-person households make up 9.2% of people in owner-occupied dwellings, 8.6% of 
people in family trusts and 7.8% of people in not owned dwellings.  

In the 2013 Census, there was a slightly higher proportion of couple-only households, 
at 23.1%, than in 2023. There was also a slightly higher proportion of one-parent 
households (13.3%), and of one-person households (9.5%), compared to 2023 (Table 
A.26, Appendix A). 

Tenure patterns in 2013 were similar to 2023. People in couple-only households made 
up 29.3% of all people in owner-occupied households, 23.8% people in dwellings held 
in a family trust and 11.4% of people in not owned dwellings. One parent households 
made up 24.2% of the population in not owned dwellings, 7.9% of the population in 
owner-occupied dwellings, and 7.3% of the population in dwellings held in a family 
trust. One person households made up 10.2% of the population in owner-occupied 
dwellings, 9.1% of the population in not owned dwellings and 8.3% of people living in 
dwellings held in a family trust (Table A.27, Appendix A). 

13. Tenure, Sex and Household Composition 
We have noted that one-person and one-parent households can be vulnerable to 
housing stress. This section extends the analysis in Section 12, by presenting data on 
the sex of the reference person8 in one-person and one-parent households. Since those 
household types only have one income for the household, they are more likely to 
experience housing stress, whatever the tenure.  

Differences in women’s and men’s experiences of housing stress are highlighted in the 
research literature. For example, Australian research has found that older single 
women (aged 55+) are the fastest growing group of people experiencing housing stress 
and homelessness (Faulkner et al., 2022). Housing stress experienced by women in 
one-person or one-parent households is due to women generally earning less and 
accumulating fewer assets over a lifetime compared to men. Women have lower 
median hourly earnings, are less likely to have adequate retirement savings, and with a 
greater life expectancy must make their income stretch further.9 

  

 

8 The reference person is the person who fills in the census dwelling form. 
9 See the Retirement Commission for research papers on women and retirement income. 
https://retirement.govt.nz/policy-and-research/women 
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One-person households 

In WBOPDC, 55.6% of all one-person households are owner-occupiers. Smaller 
proportions live in not owned dwellings (29.5%) and dwellings held in a family trust 
(14.9%). In Tauranga, 59.8% of all one-person households are owner-occupiers. 
Smaller proportions live in not owned dwellings (27%) and family trust owned dwellings 
(13.1%) (Table 13.1).  

In 2013, there were smaller proportions of one-person households in owner-
occupation. In all, 44.5% of WBOPDC’s one-person households and 46.8% of 
Tauranga’s one-person households were owner-occupiers. There were also higher 
proportions of one-person households in not owned dwellings; 39.1% in WBOPDC and 
36.9% in Tauranga. Proportions living in dwellings held in a family trust were higher, at 
16.3% in WBOPDC and 15.9% in Tauranga (Table A.28, Appendix A).  

Table 13.1: Sex of Reference Person for One-Person Households by Tenure for WBOPDC 
and Tauranga, 2023  

 
Tauranga 2023 WBOPDC 2023 

Household Tenure One Person One Person  
Male Female Total Male Female Total 

Owned 1905 4806 6711 756 1221 1977 
Not Owned 1308 1728 3036 501 546 1047 
Family Trust 465 1008 1473 225 306 531 
Total 3678 7542 11220 1482 2073 3555 
Total % 32.8% 67.2% 100.0% 41.7% 58.3% 100.0% 

 

In WBOPDC in 2023, 58.3% of those in one-person households are women, and in 
Tauranga the proportion is 67.2%. In the sub-region, women comprise 65% of people in 
one-person households (Table 13.1). 

Women in one-person households in WBOPDC are more likely to live in owner-
occupied dwellings, compared to men; 58.9% of women compared to 51% of men.  
Both women and men in one-person households who are owner-occupiers tend not to 
have mortgages; however, fewer women pay a mortgage (19.4%) compared to men 
(26.2%). This probably reflects women’s longevity relative to men’s, and the likelihood 
that older women in one-person households have lost a partner. 

Women in one-person households in WBOPDC are less likely to live in a not owned 
dwelling compared to men (27.8% compared to 33.8% of men). There are small 
proportions of women in one-person households (14.8%) and men in one-person 
households (15.2%) in dwellings held in a family trust. 

Like WBOPDC, women in one-person households in Tauranga are more likely to live in 
owner-occupied dwellings, compared to men (63.7% compared to 51.7% of men). 
Women in one-person households are less likely to pay a mortgage (20.3%) than men 
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(31.5%). This probably reflects different demographic processes for women and men 
around ageing, longevity and mortality.  

In Tauranga, women in one-person households are less likely to live in a not owned 
dwelling compared to men (22.9% compared to 35.6% of men in one-person 
households). There are small proportions of women (13.4%) and men (12.6%) in family 
trust owned dwellings. 

In both the 2013 and 2023 censuses, over half of those in one-person households are 
women. In WBOPDC in 2013, 53.8% of people in one-person households were women, 
and in Tauranga the proportion was 66.0% (Table A.28, Appendix A).  

In both WBOPDC and Tauranga, women in one-person households are more likely to 
live in owner-occupied dwellings, and less likely to live in a not owned dwelling, 
compared to men. In WBOPDC 48.9% of women compared to 39.4% of men in one-
person households lived in owner-occupation in 2013.  Women in one-person 
households in WBOPDC were less likely to live in a not owned dwelling compared to 
men (33.5% compared to 45.7% of men). There were small proportions of women in 
one-person households (17.6%) and men in one-person households (14.9%) in 
dwellings held in a family trust (Table A.28, Appendix A). 

In Tauranga in 2013, 50.3% of women in one-person households were in owner-
occupied dwellings compared to 41.1% of men in one-person households. In all, 32.0% 
of women in one-person households were in not owned dwellings compared to 46.1% 
of men in one-person households. There were small proportions in dwellings held in a 
family trust, although this was higher for women; 17.6% of women in one-person 
households and 12.7% of men (Table A.28, Appendix A). 

One-parent households 

In WBOPDC, the 2023 Census reported that 45.4% of one-parent households live in not 
owned dwellings, 42.5% in owner-occupied dwellings and 12.2% in family trust owned 
dwellings.  Tauranga shows a similar pattern, with 53.1% of one-parent households 
living in not owned dwellings. In comparison, 38% of one-parent households live in 
owner-occupied dwellings and 8.8% in family trust dwellings (Table 13.2). 

Table 13.2: Sex of Reference Person for One-Parent Households by Tenure for WBOPDC 
and Tauranga, 2023  

Household Tenure 

Tauranga 2023 WBOPDC 2023 
One Parent Reference Person One Parent Reference Person 

Male Female Total Male Female Total 
Owned 471 1498 1969 156 420 576 
Not Owned 486 2262 2748 126 489 615 
Family Trust 126 327 453 51 114 165 
Total 1083 4087 5170 333 1023 1356 
Total % 20.9% 79.1% 100.0% 24.6% 75.4% 100.0% 
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The preponderance of one-parent households in not owned dwellings was evident in 
the 2013 Census. In WBOPDC, 55.2% lived in not owned dwellings, 31.6% in owner-
occupied dwellings and 13.2% in family trust owned dwellings. In Tauranga, 61.9% of 
one-parent households lived in not owned dwellings, 24.4% in owner-occupied 
dwellings and 10.6% in family trust owned dwellings (Table A.29, Appendix A).     

Overall, in 2023, women make up 78.3% of parents in one-parent households in the 
sub-region. They comprise 79.4% of parents in one-parent households in WBOPDC and 
79.1% in Tauranga. This pattern was also apparent in the 2013 Census, when women 
made up 77.5% of parents in one-parent households in WBOPDC, and 81.9% in 
Tauranga (Table A.29, Appendix A). 

In WBOPDC in 2023, more women than men in one-parent households live in not 
owned dwellings; 47.8% of women compared to 37.8% of men.  Women in one-parent 
households are less likely to live in owner-occupied dwellings; 41% of women 
compared to 46.8% of men. Women in owner-occupied dwellings are more likely than 
men to be paying a mortgage (57.8% of women compared to 50% of men in one-parent 
households). Men in one-parent households are more likely to live in family trust owned 
dwellings; 15.3% compared to 11.1% of women.  

Like WBOPDC, women in one-parent households in Tauranga are more likely than their 
male counterparts to live in not owned dwellings; 55.3% and 44.9% respectively. Men in 
one-parent households are more likely to live in owner-occupied dwellings; 43.4% of 
men compared to 36.6% of women. Among the one-parent households in owner-
occupied dwellings, the proportions paying a mortgage are similar - 63.7% of men and 
63.9% of women. 

Men in one-parent households in Tauranga are more likely to live in a dwelling held in a 
family trust; 11.6% compared to 8% of women in one-parent households.  

The 2013 Census also indicated that more women than men in one-parent households 
lived in not owned dwellings. In WBOPDC, 56.4% of women lived in not owned 
dwellings compared to 50.9% of men.  Women in one-parent households were less 
likely to live in owner-occupied dwellings; 31.2% of women compared to 33.0% of men 
in one-parent households. There were similar proportions of men in one-parent 
households (16.0%) and women in one-parent households (16.9%) living in family trust 
owned dwellings (Table A.29, Appendix A). 

In Tauranga in 2013, 63.5% of women lived in not owned dwellings compared to 55.0% 
of men.  Women in one-parent households were less likely to live in owner-occupied 
dwellings; 26.1% of women compared to one-third of men in one-parent households. 
There were 10.4% of women in one-parent households and 11.6% of men in one-parent 
households living in family trust owned dwellings (Table A.29, Appendix A).  
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14. The Intermediate Housing Market10 
The expansion or contraction of the intermediate housing market (IHM), a concept 
initially developed in the United Kingdom in 2003 and subsequently used elsewhere, 
provides an insight into the extent to which ‘working families’ have tenure choice as 
well as the pressure on social housing from generated by increasing demand for rental 
housing by households unable to find housing solutions through owner-occupation. 
While in DTZ (2008),11 Ian Mitchell adopted this approach to housing affordability 
analysis and adapted it to us the data available in New Zealand.  

Mitchell describes the DTZ approach to defining the IHM as “private renter households 
with at least one person in paid employment, unable to affordably purchase a house at 
the lower quartile house sale price for the local authority area at standard bank lending 
conditions.” His analysis uses the following lending conditions: a 25-year table 
mortgage assuming no more than 30% of the household’s gross income is used to 
service the debt, a 10% deposit, and the one-year fixed mortgage interest rate.   

Mitchell presents in Figure 14.1 a graphic view of the housing market segments and the 
sub-segment which constitutes the IHM. 

Figure 14.1:  The intermediate housing market (IHM) and housing market segments12 

Social 
renters 

Private Renters Owner Occupiers 

 Private 
renters - not 

in work or 
retired 

In-work private renters  

  Income insufficient to be able to affordably buy at the 
lower quartile house sale price 

Renters able to affordably 
buy at the LQHP  

 

  The intermediate housing market Relatively well-off private 
renters 

 

 

  

 

10 This section is extracted and drawn from Ian Mitchell’s 2025 analysis of IHM by territorial authorities for 1991-
2022 commissioned by CRESA.  
11 DTZ (2008), The intermediate housing market in New Zealand. A research report prepared for Centre for 
Housing Research, Aotearoa New Zealand. 
12 Mitchell notes that this portrayal is not to scale and does not represent the relative size of each sub-segment 
or whether a population will move into other market segments. 
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To provide some scale comparison, it is useful to note the national trends in the IHM 
and also the Auckland trend. The latter is of particular importance because the sub-
region receives incomers from the Auckland region. Some of the pressure in the 
Auckland region may be relieved by seeking housing solutions in the sub-region. 

Nationally the proportion of households in the IHM shifted from 7% of all households in 
1991 to an estimated 15% of all households in 2022. The proportion of households in 
Auckland in the IHM has shifted from 9% in 1991 to an estimated 20% in 2022. 
Nationally the number of households in the IHM has increased over three decades by 
around 247%. In Auckland the number of households in the IHM increased 277% over 
the same period (Figure 14.2). 

Figure 14.2:  IHM Households Nationally and in Auckland 1991-2022(e)13 

  

The steady increase in the IHM over the last three decades has been driven by house 
prices,14 changes in the mortgage interest rates and money supply, the declining 
production of low-cost dwellings, and issues of retention of low-cost housing under 
housing price pressure.  

  

 

13 Figures 14.1-14.4 are from data in the commissioned report from Mitchell with model based on data 

sourced from Statistics New Zealand, RBNZ, and Headway Systems Ltd. 
14 Saville-Smith, K., (2019) Revitalising the Production of Affordable Housing for Productive, Engaged and Healthy 
Lives: Integrated Report, Building Better Homes Towns and Cities National Science Challenge, Wellington; Saville-
Smith, K., (2023) Build Costs, Prices, and Affordable House Retention: A case study of the Starter Home, A Report 
for Building Better Homes, Towns and Cities National Science Challenge, Affordable Housing for Generations, 
Wellington; Mitchell, I., (2015) Can Work, Cannot Afford to Buy the Intermediate Housing Market, Report ER5, 
BRANZ Funded, Judgeford.    
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Figure 14.3 sets out the increasing number of households in WBOPDC and Tauranga in 
the IHM from 1991 to 2022.  

Figure 14.3:  IHM Households in Western Bay of Plenty District and Tauranga City 1991-
2022(e) 

 

Over those three decades the number of households in the IHM within WBOPDC 
increased by 181% and by 342% in Tauranga. Both councils saw a pronounced increase 
in the proportion of households in the IHM (Figure 14.4). The WBOPDC experienced a 
slightly smaller increase in the proportion of households in the IHM, while Tauranga’s 
proportion of households in the IHM had a pattern more like that of Auckland – with 
19% of households in Tauranga in 2022 and 20% of households in Auckland in the IHM.  

Figure 14.4:  Proportion of Households in IHM Western Bay of Plenty District and Tauranga 
City 1991-2022(e) 
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15. Summary and Implications  
This report provides baseline data from the 2023 Census for the Council to consider 
when setting directions for housing and urban development, in its policy, planning and 
investment roles. In those roles it is important to recognise that potential housing 
futures will reflect very different dynamics to past circumstances.  

Current housing supply in the sub-region is characterised by declining owner-
occupation. The legacy of high levels of owner-occupation reflects times before the 
housing reforms of the 1990s. Housing patterns emerging after the 1990s feature 
significant changes in housing stock ownership, increasing reliance on renting 
(particularly private rental), increasing crowding and homelessness, and growing 
housing unaffordability. These trends are well established nationally (Figenshow and 
Saville-Smith, 2020) and the state of housing supply in WBOPDC and Tauranga are 
consistent with those.  

WBOPDC and Tauranga have enjoyed very high rates of owner-occupation, reflecting 
past policies of successive governments. The sub-region age cohorts born before 1966 
experienced higher peak rates of homeownership than their national counterparts 
(Jackson and James, 2016). However, since the 1990s the sub-region has seen a 
pronounced increase in the proportion of households in the IHM, which is a strong 
indicator of the decline in owner-occupation and problems of housing supply. Between 
1991 and 2022, the number of households in the IHM within WBOPDC increased by 
181% and by 342% in Tauranga.  

Homeownership policies have been progressively undermined since the 1990s, 
resulting in a growing range of housing needs among diverse groups. Problems of 
housing under-supply raise implications for the sub-region’s groups that are 
particularly vulnerable to housing stress, and whose housing demand and needs 
cannot be met by the market. Those groups include children and young people 
dependent on rental housing, and older people with a mortgage or living in rentals. One-
parent and one-person households are particularly vulnerable to housing affordability 
stress, and those households tend to be headed by women. Māori and Pacific 
households, especially the latter, tend to depend on rental housing.  Crowding is found 
mostly in rental housing. However, there are crowded homes in the owner-occupied 
stock, and the proportion of those homes have increased in both WBOPDC and 
Tauranga since 2013.  

This report supports the findings of the Stage 1 Report, which highlighted housing stress 
in the sub-region (households paying more than 30% of their gross household income in 
housing costs) especially among renter households, older renter households, one-
person households, one-parent households, Māori households and Pacific households 
(Mitchell, 2024).  Findings in this report are also consistent with the findings of the Part 
1 report for Stage 2, which noted an increase in homelessness, and an increase in 
people receiving income-related rents (IRRS).  
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In summary this report has found: 

Stock ownership 

• In WBOPDC and Tauranga, just over half of occupied private dwellings are owned by 
owner-occupiers. 

• Over one-fifth of WBOPDC’s occupied private dwellings and over one-quarter of 
Tauranga’s are owned by private investors. Consequently, private investors play a 
pivotal role in access to housing through the private rental market. 

• There has been little investment in social housing in the sub-region, although 
Tauranga has a larger proportion of that stock compared to WBOPDC. Nevertheless, 
stock numbers are low and dwellings housing households with IRRS dominate. 
There is little affordable housing stock (for rent or to buy) targeted to those 
struggling in the private rental market.  

•  Iwi, hapū and whānau housing developments are apparent, although at low 
numbers currently.  

• While small proportions of occupied private dwellings are held by family trusts, little 
is known about how they operate, particularly the extent to which they provide 
tenure security for residents of those dwellings. 

• 2013 Census data indicate a similar pattern of stock ownership, although 
proportions of owner-occupier owned stock were lower, and stock held in family 
trusts were higher. 

Households and tenure 

• The concentration of couple-only households in owner-occupied and family trust 
dwellings is likely due to the older population of the sub-region. This pattern reflects 
the history of housing policies supporting earlier cohorts into owner-occupation. 

• The prevalence of one-parent households in not owned dwellings suggests a 
younger population.  

• Both one-parent and one-person households have only one income for the 
household. This can potentially affect their ability to enter owner-occupation and to 
afford rents in the private rental market. As noted in the Part 1 report, in the sub-
region one-person and one-parent households are the household types most 
affected by homelessness. These household types are also the most common 
applicants on the Social Housing Register. The one-parent household is the main 
household type receiving the Emergency Housing Grant. 

• Women predominate in one-parent and one-person households in the WBOPDC 
sub-region. They make up over three-quarters of parents in one-parent households 
and almost two-thirds of people in one-person households in the sub-region. This 
suggests that women are potentially more vulnerable to housing stress compared to 
men. 
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• 2013 Census data showed similar patterns, with couple-only households more 
likely to be owner-occupiers and in dwellings held in a family trust. One-parent 
households were more likely to live in not owned dwellings. More women than men 
were living in one-parent and one-person households. 

Tenure and age  

• Over half of children and young people aged 19 and under in WBOPDC and half of 
those in Tauranga live in owner-occupied dwellings. However, the large majority live 
in households paying a mortgage, which indicates significant and unavoidable 
housing costs. While there are known long-term health, education, social and 
financial benefits for children growing up in owner-occupied dwellings due to 
greater tenure security and the potential for intergenerational wealth transfer 
(James, 2007), the necessity of paying a mortgage affects the disposable income 
available to those households. 

• Almost one-third of the 19 and underage group in WBOPDC and over one-third in 
Tauranga live in not owned dwellings. Given the dominance of the private rental 
market in the sub-region (92.9% of WBOPDC people and 91% of Tauranga people in 
rent-paying households live in the private rental market), this has implications for 
the housing security and quality of living environment of those children and young 
people. 

•  One-third of the 60-69 age group in WBOPDC and over one-third in Tauranga live in 
owner-occupied households paying a mortgage. While mortgage payments may be 
manageable in working households, mortgage outgoings are much less manageable 
if income declines. Financial stress due to unsustainable mortgage payments may 
result in older households looking for cheaper owner-occupied housing or moving 
out of owner-occupation as a way of reducing housing costs.  

• Among those renters approaching retirement, there is potential housing stress.  
Overall, 16% (1035) of the 60-69 age group in WBOPDC and 18.4% (2742) in 
Tauranga live in not owned dwellings.  

• People of all ages living in not owned and in family trust dwellings lack control over 
decisions about the dwelling and their ability to remain in the dwelling. This impacts 
on their housing security. 

• 2013 Census data showed higher proportions of those aged under 10 and aged 10-
19 years in not owned dwellings. In the 60-69 age group, there were smaller 
proportions in owner-occupied dwellings, and a higher proportion in dwellings held 
in a family trust, compared to 2023. 

Tenure and ethnicity 

• Pacific people are most vulnerable to housing stress, due to their concentration in 
the rental sector and their relatively low rates of owner-occupation. In WBOPDC, 
over half (52.4%) of Pacific people live in not owned dwellings, and in Tauranga, 
60.6% of Pacific people live in not owned dwellings. 
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• Māori are also reliant on the rental sector, with 36.8% in WBOPDC and 49.6% in 
Tauranga living in not owned dwellings.  

• Using housing as a current resource and intergenerational asset is possible through 
both owner-occupation and family trust housing. Europeans are most likely to be 
able to benefit from housing assets intergenerationally. In WBOPDC, 79.9% of 
Europeans live in housing owned by the occupier or a family trust. Similarly in 
Tauranga, 77.2% of Europeans live in housing owned by the occupier or a family 
trust. In contrast Māori and Pacific people have access to fewer intergenerational 
housing assets. In WBOPDC, 63.2% of Māori and 47.6% of Pacific people live in 
housing owned by the occupier or a family trust. In Tauranga, 50.4% of Māori and 
39.4% of Pacific people live in housing owned by the occupier or a family trust. 

• Owner-occupied housing provides greater control over the living environment and 
tenure security compared to not owned tenure and living in a dwelling held by a 
family trust. Europeans are most likely to live in owner-occupied stock, and 
therefore to experience the benefits of ownership tenure. Higher proportions of 
Māori and Pacific people live in not owned dwellings. Europeans are more likely to 
live in a family trust dwelling, especially in later life. This may expose some older 
Europeans to housing insecurity.  

• 2013 Census data showed that Europeans had the highest proportion of people 
living in owner-occupied dwellings. Between 2013 and 2023 that proportion 
increased. Proportions of people living in owner-occupied dwellings rose for Māori 
and Pacific also. However, Pacific peoples were most likely to live in not owned 
dwellings in both censuses.    

Living in crowded housing 

• In WBOPDC 10.7% of the population live in crowded dwellings. In Tauranga 9.6% of 
the population live in crowded dwellings. 

• Crowding is mainly found in rental housing. In Tauranga, 63.1% of its crowded 
population live in not owned dwellings. In WBOPDC, 46.6% of its crowded 
population are in not owned dwellings.  

• People living in owner-occupied dwellings and dwellings held in family trusts are 
less likely to be crowded.  

• Between the 2013 and the 2023 censuses there has been an increase in people 
living in crowded dwellings. In both censuses, people in crowded dwellings were 
more likely to live in not owned dwellings, however, there has been an increase in 
people in crowded dwellings living in owner-occupied housing.    

Household income and tenure 

• Owner-occupied households have higher gross annual household incomes than 
households in not owned dwellings paying rent. 

• Gross annual household incomes in owner-occupier dwellings are higher among 
those paying a mortgage compared to those living in mortgage-free homes.  
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• The highest gross annual household incomes are in households held in a family 
trust. 

• Similar patterns of income and tenure were observed in the 2013 Census data.  

Severe housing deprivation (homelessness) 

Around 112,000 people are homeless in New Zealand (2.1% of the population). In 
WBOPDC, the number of homeless is around 1,116 individuals (1.99% of the WBOPDC 
population). In Tauranga the number is around 1,920 (1.26% of the Tauranga 
population). 

Nationally, females are more likely to experience severe housing deprivation compared 
to males. This is similar in Tauranga.  In WBOPDC males are slightly more likely to be 
exposed to homelessness than females.  

Tauranga has an age distribution of those in severe housing deprivation that is very 
similar to the national pattern, i.e., around half are under 30 years of age. In WBOPDC, 
severe housing deprivation is skewed to the population aged 30 years or more.  The 
proportions of those aged 30-64 years, and aged 65 years and over in WBOPDC’s 
homeless population is higher than both for New Zealand as a whole and for Tauranga.  

The intermediate housing market (IHM) 

Nationally the proportion of households in the IHM shifted from 7% of all households in 
1991 to an estimated 15% of all households in 2022. Over those three decades the 
number of households in the IHM within WBOPDC increased by 181% and by 342% in 
Tauranga.  

In 2022 WBOPDC had 13% of households in the IHM, while Tauranga’s proportion of 
households in the IHM was 19%. 

Implications for councils 

This report has provided information on housing supply trends and issues, showing 
consistent declines in owner-occupation and housing affordability since the 1990s. 
These trends have been accompanied by increases in households in the intermediate 
housing market. The expansion of the IHM indicates that ‘working families’ have less 
tenure choice as well as increasing pressure on the rental market from households 
unable to enter owner-occupation. 

Severe housing deprivation data also indicates problems of housing supply, particularly 
of affordable housing with secure tenure. While the sub-region’s severe housing 
deprivation rate is not as high as nationally, nevertheless there are around 3,000 
homeless people in the sub-region. 

 Indicating those structural changes and tensions, this report is an input into the sub-
region’s consideration of a strategic approach to improving the housing market. As 
such, it offers a framework for councils and their communities to determine what are 
important and priority actions. 
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For councils concerned with the wellbeing of their populations, both urban 
development and housing are crucial. Two signals may be discerned from central 
government in those areas. First, the expectation that councils should be enablers of 
good housing and urban futures. Second, that central government’s own roles in 
housing and urban development, including investment and delivery, are in review and 
policy, regulatory and funding settings are in flux at the time of writing. Themes that 
have emerged over recent years indicate a desire for: 

• Housing and urban development to fit the needs and character of ‘place’. 
• More diverse social housing provision that is less dominated by Kāinga Ora. 
• Finding housing solutions that allow government to move beyond emergency and 

transitional housing. 

All these themes suggest that councils are key ‘place-based’ actors that need to 
develop strategic approaches to urban development, infrastructure planning and 
enabling and generating investment in housing supply. 

MHUD’s previous and currently in development LTIBs (Long-term insights briefings) give 
some indication of the shifts in thinking required for better housing and urban futures.  

The first LTIB focused on the long-term implications of the ageing population for 
housing and urban futures. An increase in the older population is evident in the sub-
region and will grow. The LTIB highlighted that in 2018 the Bay of Plenty region had a 
higher proportion of population aged 65 and older, at 18.2%, compared to the country 
as a whole (15%). It also noted that by 2048, 27.5% (111,200) of the region’s population 
would be aged 65 and older, compared to 23.2% nationally (MHUD 2023, p.11).   

The LTIB signalled a significant increase in people entering retirement as renters, and 
the implications of that for their housing security and financial wellbeing.  The most 
critical housing issues facing the ageing population are the growing number of older 
renters. As well as their exposure to unaffordable rents, when compared to their 
homeowning peers, older renters are more likely to experience poor quality housing 
(including dampness and mould, missing basic amenities or with no heating) and/or 
overcrowding. Nationally 40% of older renters experience poor quality housing and/or 
overcrowding (Social Wellbeing Agency, 2023).  

The trend of older people experiencing homelessness is also apparent, particularly in 
WBOPDC where the proportions of people aged 30-64 years, and aged 65 years and 
over in the homeless population is higher than both for New Zealand as a whole and for 
Tauranga. 

The LTIB noted that Māori and Pacific communities are especially affected by declining 
owner-occupation, as seen in the sub-region. The LTIB also highlighted that the housing 
conditions of children and young people, including their prevalence in rental housing, 
will impact on their housing security in later life. 
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The LTIB concluded that four key shifts are needed to support the housing needs of both 
young and old in the context of an ageing population:  

• More affordable housing. 
• Diversified tenure alternatives to renting or owner-occupation. 
• Increased diversity and functionality of the housing stock. 
• Designing neighbourhoods and built areas to improve access. 

MHUD’s second LTIB, to be released for public consultation in 2025, will examine the 
potential and challenges associated with the trend towards residential high-rise 
housing and intensification. This LTIB will consider impacts on housing supply, housing 
affordability (including development and life-cycle costs), and ability to meet residents’ 
needs.15 These issues are particularly relevant to the sub-region, in the context of the 
trend towards smaller households, housing unaffordability and the housing needs of 
the ageing population. It is expected that the LTIB will include information about current 
patterns of high-rise development and intensification at territorial authority level. 

In the context of rapidly changing policies, councils can position themselves through 
engaging with local housing providers, the construction industry and others with 
interests in housing solutions. Councils play a critical role in expressing the 
experiences and expectations of residents to central government. The Stage 1 Report, 
the Part 1 report for Stage 2 and this report provide a foundation on which place-based 
strategic thinking, planning and action can be developed, notwithstanding a dynamic 
and uncertain central government policy environment.   

 

  

 

15 Further information is provided at https://www.hud.govt.nz/our-work/long-term-insights-briefing  

https://www.hud.govt.nz/our-work/long-term-insights-briefing
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Appendix A 
 

Data in Table A.1 should be treated with caution for reasons explained p. 8 and 14. 

Table A.1: Owners of Occupied Private Dwellings in WBOPDC and Tauranga City, 2013 

Owner of Occupied Private 
Dwellings 
  

Western Bay of Plenty District Tauranga City 

Dwellings % Dwellings Dwellings % Dwellings 

Dwellings Not Elsewhere Included 177 1.07% 510 1.13% 

Owner occupiers 7341 44.22% 19716 43.78% 

Private Investors 3984 24.00% 12219 27.13% 

Family Trusts 3615 21.77% 8016 17.80% 

Council 84 0.51% 246 0.55% 

Government Owned  48 0.29% 69 0.15% 

Housing NZ (Kāinga Ora) 84 0.51% 1002 2.22% 

Iwi/Hapū 0 0.00% 0 0.00% 

Other Community Housing 0 0.00% 0 0.00% 

Not Stated/Response Unidentifiable 1269 7.64% 3261 7.24% 

Total Dwellings 16602 100.00% 45039 100.00% 

 

 

Table A.2: Tenure of Households in WBOPDC in Occupied Private Dwellings, 2013 

Tenure Status Number of 
Households 

% 
Households 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

237 1.43% 

Dwelling owned or partly owned, mortgage payments made 3405 20.51% 

Dwelling owned or partly owned, mortgage payments not made 3699 22.28% 

Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

51 0.31% 

Dwelling not owned and not held in a family trust, rent payments 
made 

3789 22.82% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

804 4.84% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

237 1.43% 

Dwelling held in a family trust, mortgage payments made 1554 9.36% 

Dwelling held in a family trust, mortgage payments not made 1824 10.99% 

Response unidentifiable 192 1.16% 

Not Stated 810 4.88% 

Total Households 16602 100.00% 
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Table A.3: Tenure of Households in Tauranga City in Occupied Private Dwellings, 2013 

Tenure Status Number of 
Households 

% 
Households 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

588 1.31% 

Dwelling owned or partly owned, mortgage payments made 9945 22.08% 

Dwelling owned or partly owned, mortgage payments not made 9183 20.39% 

Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

132 0.29% 

Dwelling not owned and not held in a family trust, rent payments 
made 

13461 29.89% 

Dwelling not owned and not held in a family trust, rent payments 
not made 

1251 2.78% 

Dwelling held in a family trust, mortgage arrangements not further 
defined 

537 1.19% 

Dwelling held in a family trust, mortgage payments made 3264 7.25% 

Dwelling held in a family trust, mortgage payments not made 4215 9.36% 

Response unidentifiable 549 1.22% 

Not Stated 1914 4.25% 

Total Households 45039 100.00% 

 

 

Data in Table A.4 should be treated with caution for reasons explained p.8 and 14. 

Table A.4: WBOPDC Population in Households Paying Rent by Landlord, 2013  

Landlord Category Population in 
Households 
Paying Rent 

% Population in 
Households 
Paying Rent 

Private person, trust, or business 8937 88.37% 

Local authority or city council 138 1.36% 

Kāinga Ora 309 3.06% 

Iwi, hapū, or Māori land trust 0 0.00% 

Other community housing provider 0 0.00% 

Other state-owned corporation or state-owned enterprise, or 
government department or ministry 

117 1.16% 

Not Elsewhere Included 612 6.05% 

Total in household paying rent 10113 100.00% 
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Data in Table A.5 should be treated with caution for reasons explained p.8 and 14. 

Table A.5: Tauranga Population in Households Paying Rent by Landlord, 2013  

Landlord Category  

Population in 
Households 
Paying Rent 

% Population in 
Households 
Paying Rent 

Private person, trust, or business 11346 84.29% 
Local authority or city council 246 1.83% 
Kāinga Ora 1002 7.44% 
Iwi, hapū, or Māori land trust 0 0.00% 
Other community housing provider 0 0.00% 
Other state-owned corporation or state-owned enterprise, or 
government department or ministry 57 0.42% 

Not Elsewhere Included 810 6.02% 
Total in household paying rent 13461 100.00% 

 

 

Table A.6: WBOPDC Selected Age Populations by Tenure, 2013  

Tenure Occupied Private Dwellings Less than 
10 years 

10-19 
years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 39 45 84 

Dwelling owned or partly owned, mortgage payments made 1563 1638 882 
Dwelling owned or partly owned, mortgage payments not made 321 597 1878 
Total in Owner Occupier Households 1923 2280 2844 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

15 15 9 

Dwelling not owned and not held in a family trust, rent payments 
made 

1974 1608 594 

Dwelling not owned and not held in a family trust, rent payments 
not made 

249 222 180 

Total in Not Owning Households 2238 1845 783 
Dwelling held in a family trust, mortgage arrangements not further 
defined 

30 48 117 

Dwelling held in a family trust, mortgage arrangements payments 
made 

678 789 519 

Dwelling held in a family trust, mortgage arrangements payments 
not made 

210 48 1062 

Total Dwelling held in a family trust 918 885 1698 
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Table A.7: Proportion of WBOPDC Selected Age Populations by Tenure, 2013  

Tenure Occupied Private Dwellings 
Less than 
10 years 10-19 years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements 
not further defined 2.03% 1.97% 2.95% 

Dwelling owned or partly owned, mortgage payments made 81.28% 71.84% 31.01% 
Dwelling owned or partly owned, mortgage payments not 
made 

16.69% 26.18% 66.03% 

Total   100.00% 100.00% 100.00% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

0.67% 0.81% 1.15% 

Dwelling not owned and not held in a family trust, rent 
payments made 

88.20% 87.15% 75.86% 

Dwelling not owned and not held in a family trust, rent 
payments not made 

11.13% 12.03% 22.99% 

Total  100.00% 100.00% 100.00% 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

3.27% 5.42% 6.89% 

Dwelling held in a family trust, mortgage payments made 73.86% 89.15% 30.57% 
Dwelling held in a family trust, mortgage payments not 
made 

22.88% 5.42% 62.54% 

Total  100.00% 100.00% 100.00% 
 

Table A.8: Tauranga City Selected Age Populations by Tenure, 2013  

Tenure Occupied Private Dwellings 
Less than 
10 years 

10-19 years 60-69 
years 

Dwelling owned or partly owned, mortgage arrangements 
not further defined 

57 93 153 

Dwelling owned or partly owned, mortgage payments made 5052 4542 2001 
Dwelling owned or partly owned, mortgage payments not 
made 

558 894 4110 

Total in Owner Occupier Households 5667 5529 6264 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

12 15 27 

Dwelling not owned and not held in a family trust, rent 
payments made 6981 5538 1791 

Dwelling not owned and not held in a family trust, rent 
payments not made 

183 177 252 

Total in Not Owning Households 7176 5730 2070 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

42 72 234 

Dwelling held in a family trust, mortgage arrangements 
payments made 1623 1530 864 

Dwelling held in a family trust, mortgage arrangements 
payments not made 

471 747 2145 

Total Dwelling held in a family trust 2136 2349 3243 
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Table A.9: Proportion of Tauranga Selected Age Populations by Tenure, 2013  

Tenure Occupied Private Dwellings Less than 10 
years 

10-19 
years 

60-69 
years 

Dwelling owned or partly owned, mortgage arrangements 
not further defined 1.01% 1.68% 2.44% 

Dwelling owned or partly owned, mortgage payments made 89.15% 82.15% 31.94% 
Dwelling owned or partly owned, mortgage payments not 
made 

9.85% 16.17% 65.61% 

Total   100.00% 100.00% 100.00% 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

0.17% 0.26% 1.30% 

Dwelling not owned and not held in a family trust, rent 
payments made 

97.28% 96.65% 86.52% 

Dwelling not owned and not held in a family trust, rent 
payments not made 

2.55% 3.09% 12.17% 

Total  100.00% 100.00% 100.00% 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

1.97% 3.07% 7.22% 

Dwelling held in a family trust, mortgage payments made 75.98% 65.13% 26.64% 
Dwelling held in a family trust, mortgage payments not 
made 

22.05% 31.80% 66.14% 

Total  100.00% 100.00% 100.00% 
 

Table A.10: WBOPDC Populations Identification with Selected Ethnicities by Tenure, 
2013  

Tenure Occupied Private Dwellings Māori Pacific European 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 

102 9 408 

Dwelling owned or partly owned, mortgage payments made 1503 141 8532 
Dwelling owned or partly owned, mortgage payments not made 960 51 6250 
Total in Owner Occupier Households 2565 201 15190 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

39 9 57 

Dwelling not owned and not held in a family trust, rent payments 
made 3402 555 6675 

Dwelling not owned and not held in a family trust, rent payments 
not made 

426 39 1365 

Total in Not Owning Households 3867 603 8097 
Dwelling held in a family trust, mortgage arrangements not further 
defined 

39 9 57 

Dwelling held in a family trust, mortgage payments made 3402 555 6675 
Dwelling held in a family trust, mortgage payments not made 369 18 3585 
Total in Households in Family Trust Dwellings 3810 582 10317 
Total 10242 1386 33604 
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Table A.11: Proportion of WBOPDC Main Ethnic Populations by Tenure, 2013 

Tenure Occupied Private Dwellings Māori Pacific European 
Owned 25.04% 14.50% 45.20% 

Not Owned 37.76% 43.51% 24.10% 

Family Trust 37.20% 41.99% 30.70% 

Total 100.00% 100.00% 100.00% 

 

Table A.12: Tauranga City Populations Identification with Selected Ethnicities by Tenure, 
2013  

Tenure Occupied Private Dwellings Māori Pacific European 

Dwelling owned or partly owned, mortgage 
arrangements not further defined 

129 3 981 

Dwelling owned or partly owned, mortgage payments 
made 4170 453 24981 

Dwelling owned or partly owned, mortgage payments not 
made 1203 93 15381 

Total in Owner Occupier Households 5502 549 41343 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

45 3 159 

Dwelling not owned and not held in a family trust, rent 
payments made 7617 1152 23001 

Dwelling not owned and not held in a family trust, rent 
payments not made 

336 36 1746 

Total in Not Owning Households 7998 1191 24906 
Dwelling held in a family trust, mortgage arrangements 
not further defined 

66 6 960 

Dwelling held in a family trust, mortgage payments made 978 78 8475 
Dwelling held in a family trust, mortgage payments not 
made 

489 39 8118 

Total in Households in Family Trust Dwellings 1533 123 17553 
Total 15033 1863 83802 

 

Table A.13: Proportion of Tauranga City Main Ethnic Populations by Tenure, 2013 

Tenure Occupied Private Dwellings Māori Pacific European 
Owned 36.60% 29.47% 49.33% 

Not Owned 53.20% 63.93% 29.72% 

Family Trust 10.20% 6.60% 20.95% 

Total 100.00% 100.00% 100.00% 
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Table A.14: WBOPDC Population in Crowded and Uncrowded Occupied Private 
Dwellings by Tenure, 2013  

Tenure Occupied Private Dwellings Crowded Not 
Crowded 

Total 
Stated 

Dwelling owned or partly owned, mortgage arrangements not 
further defined 48 456 504 

Dwelling owned or partly owned, mortgage payments made 570 9336 9906 
Dwelling owned or partly owned, mortgage payments not made 261 7191 7452 
Total in Owner Occupier Households 879 16983 17862 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 

15 78 93 

Dwelling not owned and not held in a family trust, rent 
payments made 

1647 8421 10068 

Dwelling not owned and not held in a family trust, rent 
payments not made 

168 1584 1752 

Total in Not Owning Households 1830 10083 11913 
Dwelling held in a family trust, mortgage arrangements not 
further defined 

0 501 501 

Dwelling held in a family trust, mortgage payments made 222 4329 4551 
Dwelling held in a family trust, mortgage payments not made 120 3864 3984 
Total in Households in Family Trust Dwellings 342 8694 9036 
Total 3051 35760 38811 

 

Table A.15: Tauranga City Population in Crowded and Uncrowded Occupied Private 
Dwellings by Tenure, 2013  

Tenure Occupied Private Dwellings Crowded 
Not 

Crowded 
Total 

Stated 
Dwelling owned or partly owned, mortgage arrangements not 
further defined 

39 1062 1101 

Dwelling owned or partly owned, mortgage payments made 1248 27564 28812 
Dwelling owned or partly owned, mortgage payments not made 387 16548 16935 
Total in Owner Occupier Households 1674 45174 46848 
Dwelling not owned and not held in a family trust, rental 
arrangements not further defined 12 189 201 

Dwelling not owned and not held in a family trust, rent 
payments made 

4626 31176 35802 

Dwelling not owned and not held in a family trust, rent 
payments not made 

162 2044 2206 

Total in Not Owning Households 4800 33409 38209 
Dwelling held in a family trust, mortgage arrangements not 
further defined 30 1014 1044 

Dwelling held in a family trust, mortgage payments made 279 9192 9471 
Dwelling held in a family trust, mortgage payments not made 90 8712 8802 
Total in Households in Family Trust Dwellings 399 18918 19317 
Total 6873 97501 104374 
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Table A.16: Proportion of WBOPDC Population by Tenure in Crowded and Uncrowded 
Occupied Private Dwellings, 2013  

Tenure Occupied Private Dwellings Crowded Not Crowded Total 

Owned 28.81% 47.49% 46.02% 

Not Owned 59.98% 28.20% 30.69% 

Family Trust 11.21% 24.31% 23.28% 

Total 100.00% 100.00% 100.00% 

 

Table A.17: Proportion of Tauranga Population by Tenure in Crowded and Uncrowded 
Occupied Private Dwellings, 2013  

Tenure Occupied Private Dwellings Crowded Not Crowded Total 

Owned 24.36% 46.33% 44.88% 

Not Owned 69.84% 34.27% 36.61% 

Family Trust 5.81% 19.40% 18.51% 

Total 100.00% 100.00% 100.00% 

 

Table A.18: WBOPDC Population in Households by Gross Household Income by Owner 
Occupied Dwellings, 2013  

Household Income Population % Population by Household Income 
Dwelling owned or partly owned, mortgage arrangements not further defined 

Loss 3 0.76% 

Zero Income 3 0.76% 

$1-10,000 3 0.76% 

$10,001-15,000 12 3.05% 

$15,001-20,000 21 5.34% 

$20,001-25,000 21 5.34% 

$25,001-30,000 36 9.16% 

$30,001-35,000 42 10.69% 

$35,001-40,000 12 3.05% 

$40,001-50,000 42 10.69% 

$50,001-60,000 24 6.11% 

$60,001-70,000 30 7.63% 

$70,001-100,000 72 18.32% 

$100,001-150,000 36 9.16% 

$150,001-200,000 36 9.16% 

$200,001 or more 0 0.00% 

Total 393 100.00% 
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Table A.18 cntd: WBOPDC Population in Households by Gross Household Income by 
Owner Occupied Dwellings, 2013 
Household Income Population   % Population by Household Income 

Dwelling owned or partly owned, mortgage payments made 

Loss 48 0.53% 

Zero Income 12 0.13% 

$1-10,000 51 0.57% 

$10,001-15,000 60 0.67% 

$15,001-20,000 135 1.50% 

$20,001-25,000 129 1.44% 

$25,001-30,000 174 1.94% 

$30,001-35,000 243 2.71% 

$35,001-40,000 240 2.67% 

$40,001-50,000 639 7.12% 

$50,001-60,000 783 8.72% 

$60,001-70,000 807 8.99% 

$70,001-100,000 2397 26.70% 

$100,001-150,000 2148 23.93% 

$150,001-200,000 1110 12.37% 

$200,001 or more 0 0.00% 

Total 8976 100.00% 

Dwelling owned or partly owned, mortgage payments not made 

Loss 30 0.39% 

Zero Income 12 0.16% 

$1-10,000 90 1.18% 

$10,001-15,000 1120 14.64% 

$15,001-20,000 237 3.10% 

$20,001-25,000 237 3.10% 

$25,001-30,000 558 7.30% 

$30,001-35,000 783 10.24% 

$35,001-40,000 342 4.47% 

$40,001-50,000 675 8.83% 

$50,001-60,000 681 8.90% 

$60,001-70,000 486 6.35% 

$70,001-100,000 1095 14.32% 

$100,001-150,000 855 11.18% 

$150,001-200,000 447 5.84% 

$200,001 or more 0 0.00% 

Total 7648 100.00% 
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Table A.19: WBOPDC Population in Households by Gross Household Income by Family 
Trust Dwellings, 2013  

Household Income Population in Household % Population by Household Income 

Dwelling held in a family trust, mortgage arrangements not further defined 

Loss 6 1.46% 

Zero Income 0 0.00% 

$1-10,000 9 2.19% 

$10,001-15,000 12 2.92% 

$15,001-20,000 6 1.46% 

$20,001-25,000 6 1.46% 

$25,001-30,000 36 8.76% 

$30,001-35,000 39 9.49% 

$35,001-40,000 18 4.38% 

$40,001-50,000 36 8.76% 

$50,001-60,000 33 8.03% 

$60,001-70,000 36 8.76% 

$70,001-100,000 75 18.25% 

$100,001-150,000 33 8.03% 

$150,001-200,000 66 16.06% 

$200,001 or more 0 0.00% 

Total 411 100.00% 

Dwelling held in a family trust, mortgage payments made 

Loss 42 1.02% 

Zero Income 15 0.36% 

$1-10,000 18 0.44% 

$10,001-15,000 30 0.73% 

$15,001-20,000 36 0.87% 

$20,001-25,000 51 1.24% 

$25,001-30,000 63 1.53% 

$30,001-35,000 87 2.11% 

$35,001-40,000 72 1.75% 

$40,001-50,000 219 5.32% 

$50,001-60,000 297 7.22% 

$60,001-70,000 258 6.27% 

$70,001-100,000 915 22.23% 

$100,001-150,000 966 23.47% 

$150,001-200,000 1047 25.44% 

$200,001 or more 0 0.00% 

Total 4116 100.00% 
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Table A.19 cntd: WBOPDC Population in Households by Gross Household Income by 
Family Trust Dwellings, 2013 

Household Income Population in Household % Population by Household Income 

Dwelling held in a family trust, mortgage payments not made 

Loss 12 0.33% 

Zero Income 12 0.33% 

$1-10,000 54 1.49% 

$10,001-15,000 30 0.83% 

$15,001-20,000 72 1.98% 

$20,001-25,000 108 2.98% 

$25,001-30,000 144 3.97% 

$30,001-35,000 279 7.69% 

$35,001-40,000 117 3.22% 

$40,001-50,000 396 10.91% 

$50,001-60,000 327 9.01% 

$60,001-70,000 270 7.44% 

$70,001-100,000 714 19.67% 

$100,001-150,000 531 14.63% 

$150,001-200,000 564 15.54% 

$200,001 or more 0 0.00% 

Total 3630 100.00% 

 

Table A.20: WBOPDC Population in Households by Gross Household Income by Not 
Owned Dwellings, 2013  

Household Income Population in Household % Population by Household Income 

Dwelling not owned not further defined 

Loss 3 4.17% 

Zero Income 0 0.00% 

$1-10,000 3 4.17% 

$10,001-15,000 9 12.50% 

$15,001-20,000 3 4.17% 

$20,001-25,000 6 8.33% 

$25,001-30,000 6 8.33% 

$30,001-35,000 3 4.17% 

$35,001-40,000 0 0.00% 

$40,001-50,000 3 4.17% 

$50,001-60,000 3 4.17% 

$60,001-70,000 15 20.83% 

$70,001-100,000 3 4.17% 

$100,001-150,000 12 16.67% 

$150,001-200,000 3 4.17% 

$200,001 or more 0 0.00% 

Total 72 100.00% 
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Table A.20 cntd: WBOPDC Population in Households by Gross Household Income by Not 
Owned Dwellings, 2013 
Household Income Population in Household % Population by Household Income 

Dwelling not owned payments made 

Loss 15 0.18% 

Zero Income 72 0.85% 

$1-10,000 273 3.22% 

$10,001-15,000 300 3.54% 

$15,001-20,000 420 4.96% 

$20,001-25,000 480 5.67% 

$25,001-30,000 516 6.09% 

$30,001-35,000 600 7.08% 

$35,001-40,000 489 5.77% 

$40,001-50,000 933 11.02% 

$50,001-60,000 960 11.34% 

$60,001-70,000 765 9.03% 

$70,001-100,000 1482 17.50% 

$100,001-150,000 831 9.81% 

$150,001-200,000 333 3.93% 

$200,001 or more 0 0.00% 

Total 8469 100.00% 

Dwelling not owned payments not made 

Loss 18 1.20% 

Zero Income 9 0.60% 

$1-10,000 42 2.79% 

$10,001-15,000 78 5.18% 

$15,001-20,000 78 5.18% 

$20,001-25,000 84 5.58% 

$25,001-30,000 90 5.98% 

$30,001-35,000 117 7.77% 

$35,001-40,000 90 5.98% 

$40,001-50,000 150 9.96% 

$50,001-60,000 132 8.76% 

$60,001-70,000 105 6.97% 

$70,001-100,000 258 17.13% 

$100,001-150,000 147 9.76% 

$150,001-200,000 108 7.17% 

$200,001 or more 0 0.00% 

Total 1506 100.00% 
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Table A.21: Tauranga City Population in Households by Gross Household Income by 
Owner Occupied Dwellings, 2013  

Household Income Population   % Population by Household Income 

Dwelling owned or partly owned, mortgage arrangements not further defined 

Loss 0 0.00% 

Zero Income 3 0.31% 

$1-10,000 12 1.24% 

$10,001-15,000 21 2.17% 

$15,001-20,000 60 6.19% 

$20,001-25,000 69 7.12% 

$25,001-30,000 93 9.60% 

$30,001-35,000 135 13.93% 

$35,001-40,000 42 4.33% 

$40,001-50,000 84 8.67% 

$50,001-60,000 84 8.67% 

$60,001-70,000 72 7.43% 

$70,001-100,000 135 13.93% 

$100,001-150,000 111 11.46% 

$150,001-200,000 48 4.95% 

$200,001 or more 0 0.00% 

Total 969 100.00% 
Dwelling owned or partly owned, mortgage payments made 

Loss 42 0.16% 

Zero Income 33 0.13% 

$1-10,000 129 0.49% 

$10,001-15,000 123 0.47% 

$15,001-20,000 300 1.15% 

$20,001-25,000 351 1.34% 

$25,001-30,000 564 2.16% 

$30,001-35,000 570 2.18% 

$35,001-40,000 504 1.93% 

$40,001-50,000 1542 5.90% 

$50,001-60,000 1875 7.17% 

$60,001-70,000 2370 9.06% 

$70,001-100,000 7596 29.04% 

$100,001-150,000 6984 26.70% 

$150,001-200,000 3171 12.12% 

$200,001 or more 0 0.00% 

Total 26154 100.00% 
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Table A.21 cntd: Tauranga City Population in Households by Gross Household Income by 
Owner Occupied Dwellings, 2013 

Household Income Population % Population by Household Income 
Dwelling owned or partly owned, mortgage payments not made 

Loss 27 0.17% 

Zero Income 39 0.25% 

$1-10,000 177 1.13% 

$10,001-15,000 237 1.51% 

$15,001-20,000 699 4.45% 

$20,001-25,000 1056 6.73% 

$25,001-30,000 1374 8.76% 

$30,001-35,000 2073 13.21% 

$35,001-40,000 738 4.70% 

$40,001-50,000 1617 10.30% 

$50,001-60,000 1272 8.11% 

$60,001-70,000 1134 7.23% 

$70,001-100,000 2430 15.48% 

$100,001-150,000 1752 11.16% 

$150,001-200,000 1068 6.81% 

$200,001 or more 0 0.00% 

Total 15693 100.00% 

 

Table A.22: Tauranga City Population in Households by Gross Household Income by 
Family Trust Dwellings, 2013  

Household Income Population in Household % Population by Household Income 
Dwelling held in a family trust, mortgage arrangements not further defined 

Loss 6 0.63% 
Zero Income 0 0.00% 
$1-10,000 21 2.21% 
$10,001-15,000 12 1.26% 
$15,001-20,000 36 3.79% 
$20,001-25,000 42 4.42% 
$25,001-30,000 57 5.99% 
$30,001-35,000 87 9.15% 
$35,001-40,000 39 4.10% 
$40,001-50,000 87 9.15% 
$50,001-60,000 90 9.46% 
$60,001-70,000 66 6.94% 
$70,001-100,000 168 17.67% 
$100,001-150,000 114 11.99% 
$150,001-200,000 126 13.25% 
$200,001 or more 0 0.00% 
Total 951 100.00% 
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Table A.22 cntd: Tauranga City Population in Households by Gross Household Income by 
Family Trust Dwellings, 2013 

Household Income Population in Household % Population by Household Income 
Dwelling held in a family trust, mortgage payments made 

Loss 21 0.24% 

Zero Income 15 0.17% 

$1-10,000 48 0.56% 

$10,001-15,000 36 0.42% 

$15,001-20,000 90 1.04% 

$20,001-25,000 120 1.39% 

$25,001-30,000 168 1.94% 

$30,001-35,000 144 1.67% 

$35,001-40,000 189 2.19% 

$40,001-50,000 366 4.24% 

$50,001-60,000 441 5.10% 

$60,001-70,000 537 6.22% 

$70,001-100,000 1872 21.67% 

$100,001-150,000 2409 27.88% 

$150,001-200,000 2184 25.28% 

$200,001 or more 0 0.00% 

Total 8640 100.00% 

Dwelling held in a family trust, mortgage payments not made 

Loss 18 0.24% 

Zero Income 21 0.28% 

$1-10,000 78 1.03% 

$10,001-15,000 75 0.99% 

$15,001-20,000 195 2.56% 

$20,001-25,000 255 3.35% 

$25,001-30,000 447 5.88% 

$30,001-35,000 90 1.18% 

$35,001-40,000 306 4.02% 

$40,001-50,000 753 9.90% 

$50,001-60,000 642 8.44% 

$60,001-70,000 555 7.30% 

$70,001-100,000 1422 18.70% 

$100,001-150,000 1350 17.75% 

$150,001-200,000 1398 18.38% 

$200,001 or more 0 0.00% 

Total 7605 100.00% 
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Table A.23: Tauranga City Population in Households by Gross Household Income by Not 
Owned Dwellings, 2013  

Household Income Population in Household % Population by Household Income 
Dwelling not owned not further defined 

Loss 0 0.00% 

Zero Income 0 0.00% 

$1-10,000 6 5.04% 

$10,001-15,000 9 7.56% 

$15,001-20,000 18 15.13% 

$20,001-25,000 12 10.08% 

$25,001-30,000 9 7.56% 

$30,001-35,000 21 17.65% 

$35,001-40,000 9 7.56% 

$40,001-50,000 12 10.08% 

$50,001-60,000 3 2.52% 

$60,001-70,000 6 5.04% 

$70,001-100,000 2 1.68% 

$100,001-150,000 3 2.52% 

$150,001-200,000 9 7.56% 

$200,001 or more 0 0.00% 

Total 119 100.00% 

Dwelling not owned payments made 

Loss 120 0.40% 

Zero Income 183 0.60% 

$1-10,000 810 2.67% 

$10,001-15,000 846 2.79% 

$15,001-20,000 1404 4.63% 

$20,001-25,000 1440 4.75% 

$25,001-30,000 1860 6.13% 

$30,001-35,000 1878 6.19% 

$35,001-40,000 1890 6.23% 

$40,001-50,000 3180 10.48% 

$50,001-60,000 3087 10.18% 

$60,001-70,000 2682 8.84% 

$70,001-100,000 6006 19.80% 

$100,001-150,000 3525 11.62% 

$150,001-200,000 1425 4.70% 

$200,001 or more 0 0.00% 

Total 30336 100.00% 
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Table A.23 cntd: Tauranga City Population in Households by Gross Household Income by 
Not Owned Dwellings, 2013 

Household Income Population in Household % Population by Household Income 
Dwelling not owned payments not made 

Loss 18 0.94% 

Zero Income 18 0.94% 

$1-10,000 33 1.73% 

$10,001-15,000 84 4.41% 

$15,001-20,000 147 7.72% 

$20,001-25,000 177 9.29% 

$25,001-30,000 180 9.45% 

$30,001-35,000 219 11.50% 

$35,001-40,000 114 5.98% 

$40,001-50,000 165 8.66% 

$50,001-60,000 171 8.98% 

$60,001-70,000 141 7.40% 

$70,001-100,000 243 12.76% 

$100,001-150,000 141 7.40% 

$150,001-200,000 54 2.83% 

$200,001 or more 0 0.00% 

Total 1905 100.00% 

 

Table A.24: WBOPDC Population in Selected Household Types, 2013   

Selected Household Types People % People 

One-person household 3324 8.04% 

One-parent households 4245 10.27% 

Household of unrelated people 834 2.02% 

Household of related people 171 0.41% 

Household of related and unrelated people 51 0.12% 

Couple-only 11181 27.05% 

All Households 41328 100.00% 

 

Table A.25: WBOPDC Population Living in One-person, One-parent and Couple Only 
Households, 2013  

Household Tenure Owned Family Trust Not Owned 

Household Type People % People People % People People % People 

One-person household 1446 8.06% 531 5.86% 1263 10.53% 

One-parent households 1188 6.63% 525 5.79% 2361 19.68% 

Couple-only 5964 33.26% 3270 36.07% 1767 14.73% 

All Households 17931 100.00% 9066 100.00% 11997 100.00% 
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Table A.26: Tauranga Population in Selected Household Types, 2013   

Selected Household Types People % People 

One-person household 10953 9.95% 

One-parent households 14658 13.31% 

Household of unrelated people 3753 3.41% 

Household of related people 531 0.48% 

Household of related and unrelated people 153 0.14% 

Couple-only 25452 23.12% 

All Households 110109 100.00% 
 

Table A.27: Tauranga City Population Living in One-person, One-parent and Couple Only 
Households, 2013  

Household Tenure Owned Family Trust Not Owned 
Household Type People % People People % People People % People 

One-person household 4758 10.16% 1605 8.31% 3475 9.09% 

One-parent households 3681 7.86% 1404 7.27% 9252 24.21% 

Couple-only 13734 29.32% 4596 23.79% 4347 11.38% 

All Households 46848 100.00% 19317 100.00% 38209 100.00% 

 

Table A.28: Sex of Reference Person for One-Person Households by Tenure for WBOPDC 
and Tauranga, 2013  

  
Household 
Tenure 

Tauranga 2013 WBOPDC 2013 

One Person One Person 

Male Female Total Male Female Total 

Owned 1404 3345 4749 588 849 1437 

Not Owned 1575 2133 3708 681 582 1263 

Family Trust 435 1167 1602 222 306 528 

Total 3414 6645 10059 1491 1737 3228 

Total % 33.94% 66.06% 100.00% 46.19% 53.81% 100.00% 
 

Table A.29: Sex of Reference Person for One-Parent Households by Tenure for WBOPDC 
and Tauranga, 2013 

  Tauranga 2013 WBOPDC 2013 

Household 
Tenure 

One Parent Reference Person One Parent Reference Person 

  Male Female Total Male Female Total 

Owned 309 1101 1410 105 342 447 

Not Owned 510 2676 3186 162 618 780 

Family Trust 108 438 546 51 135 186 

Total 927 4215 5142 318 1095 1413 

Total % 18.03% 81.97% 100.00% 22.51% 77.49% 100.00% 

 


