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1. EXECUTIVE SUMMARY
1.1 Background and Context
In 2004, the SmartGrowth Strategy and Implementation Plan; the growth management
strategy for the western Bay of Plenty sub-region^ ("sub-region") was completed, adopted
and implemented. This strategy was reviewed in 2007.
Included within both the 2004 strategy and the reviewed SmartGrowth Strategy and
Implementation Plan (May 2007) ("SmartGrowth" or "Strategy") were growth projection
figures for the sub-region out to 2021 and 2051. These were prepared by the University of
Waikato using a scenario of "Modified Medium Net Migration" and its figures have been used
for all population projections. SmartGrowth's governance and management groups then
allocated this growth throughout the sub-region using the best information, knowledge and
objectives that were available at the time.
Now in 2011, it is likely that some of the planned densities for greenfields development are
unlikely to be achievable given the current market. This was signalled in the Neil Gray report
SmartGrowth Residential Intensification in Tauranga City which was prepared for Tauranga
City Council ("TCC") in 2009, and has resulted in a decrease in the planned densities for
Wairakei and Te Tumu in the Proposed Tauranga City Plan. Further, the first stages of
intensification within the existing residential zones of Tauranga City were comprehensively
opposed by the Arataki and Greerton communities. This has implications for how and when
the portion of growth allocated to "intensification" in the SmartGrowth Strategy, will be
realised.
The cumulative effect of these considerations, flagged now as a long term SmartGrowth
issue, is that the urban land identified by SmartGrowth and anchored in the operative Bay of
Plenty Regional Policy Statement ("RPS") as being required to house the sub-region's
population growth out to 2051 may not be sufficient, and further land needs to be identified
to accommodate long term forecasted growth. This led to the undertaking of the
SmartGrowth Residential Land Capacity and Suitability Study Post-2041 ("Study") of which
this Background Report forms the second of three stages.
The following issues relating to realising allocated growth patterns have also emerged during
the course of this Study:
•

•
•

there being practical limits on the existing wastewater treatment and disposal capacity at
Katikati and Te Puke. These are less than the growth allocated long term to those
centres;
further discussions being held on the matter of feasible development yield from
Greenfields land through the Proposed Tauranga City Plan appeal process; and
further Greenfields business land being needed to provide more market choice and meet
various development needs.

Off-setting the need to identify potential sites for future urban growth however is that the
population projections have adjusted growth rates to have regard to the economic conditions
and development trends. Current knowledge (accepting that long term assumptions will vary)
^ The western Bay of Plenty sub-region refers to the territorial administrative areas of Tauranga City Council and
the Western Bay of Plenty District Council.

identifies that this land supply shortfall is not likely to occur until at least after 2031 and
possibly 2041. Depending on what growth actually occurs over the next 30 years, this
timeframe could move back towards the pre-2051 requirements, or the total growth may not
reach the previously projected level. In the meantime, and as part of the current
SmartGrowth Strategy, TCC and the WBOPDC are accommodating greenfields growth in
the following areas:
•
•
•
•
•
•
•

Pyes Pa
Wairakei
Bethlehem
Waihi Beach
Omokoroa
Katikati
Te Puke

Depending on uptake rates, these growth areas are considered sufficient for residential
development provision for the next 20-25 years. All of this is in line with the current agreed
settlement pattern in the SmartGrowth Strategy, and the corridor approach to development.
The existing SmartGrowth Strategy (2007) sets out the growth areas for the sub-region to
2021 and 2051. The growth allocations in the Strategy up to 2021 will continue to be
implemented. Given the impacts on the economy and in particular, the slow-down in the rate
of development as a result of the GFC, the growth allocations in the SmartGrowth Strategy
to 2021 are likely to be pushed out, and it may be closer to the year 2041 before any of the
identified areas in this Background Report are needed for development. Any uptake of the
new identified areas will depend on the uptake of existing areas.
The population forecasts are to be reviewed post 2013 Census. These will extend the
planning horizon to 2061 and, depending upon the new figures, may increase or possibly
decrease the shortfall.
Despite this 'push out', it remains important to take a long term (20-30 years) view to
accommodating growth and development in the sub-region and to plan for a possible
shortfall. Effective and efficient infrastructure provision for example, is based on being able
to plan for their location, design and funding needs over at least a 30 year timeframe. This
aligns with the Bay of Plenty Regional Land Transport Strategy. A key outcome of
SmartGrowth is the need to anticipate in a timely manner, future infrastructure to avoid the
situation nationally where a significant amount of 'lag' or 'catch up' infrastructure provision
has had to be made due to shorter term planning timeframes (i.e. 10 years) and underinvestment. There are also significant financial costs with taking this approach.
This Background Report also identifies current sub-regional infrastructure challenges
especially in water supply and wastewater which need to be addressed in order to achieve
the allocations in the existing SmartGrowth settlement pattern.
This work sits within the following context:
•
•

•

The early 1990s / first generation urban growth areas such as Papamoa, Bethlehem,
Pyes Pa, Katikati, Te Puke;
The early 2000s and onwards / second generation urban growth areas such as Wairakei,
Pyes Pa West, Omokoroa, Waihi Beach, Te Puke and Katikati. These areas form the
basis of the current SmartGrowth settlement pattern;
The third generation of growth areas which are yet to be planned in any detail from either
a design or infrastructure perspective eg Pukemapu / Neewood, and Pyes Pa South; and

•

The fourth generation of growth areas i.e. the areas that form the subject of this
Background Report and are outside of the current SmartGrowth settlement pattern
(which is anchored in the RPS as well as the District Plans for Tauranga City and the
Western Bay of Plenty District).

1.2 Purpose of Study
The purpose of the Study is to identify potential fourth generation sites suitable for residential
development in order to house at least 10,500 people post 2041. This figure arises from an
inability to implement the level of anticipated intensification in Tauranga City as a result of
adverse community reaction. There is also likely to be an additional land requirement arising
from taking a progressive density uptake approach in the Proposed Tauranga City Plan as a
result of Environment Court mediation outcomes. There are also challenges in being able to
implement the 25% intensification/infill requirement of the current SmartGrowth Strategy.
In identifying potential residential land development areas, the Study also addresses the
issues that may be encountered which could affect the viability of such development. These
findings are set out in this Background Report.
There is no intention to alter the fundamental direction of the SmartGrowth settlement
pattern but there may be a need to reassess the quantum of urban land supply or the
timing/sequencing in order to ensure that following the Global Financial Crisis ("GFC")
impacts that:
•
•

Greenfields residential development is economically feasible; and
Each settlement area is of a scale and location that infrastructure costs are as low and
as efficient as possible

1.3 Study Approach
This Study has been undertaken on the following basis:
STAGE
1

TASK
Initial SmartGrowth Long Term Settlement Pattern
Review Assessments (Desktop Analysis).

STATUS
This was completed in
2009.

2

Collective Site Assessments.

The subject of this
Background Report.

3

Detailed Location Assessments.

Yet to be completed.

1.4 Potential Land Supply Shortfall
The 2007, 2010 and 2011 SmartGrowth Forecasts which responded to changing economic
circumstances can be seen as a range of possible 2051 "futures". As the new projections will
not be available until 2014 it is considered prudent to plan for the shortfall of 10,500 now.
The amount of shortfall and effects of timing of growth will be reviewed when the new
projections are available.
At about 2051 based on current forecast assumptions, additional residential land would be
required to be planned and serviced. This is estimated to be the equivalent of 10,500 people
plus worth of land in the decade from 2051 to 2061. This population translates to
households, and then to a residential land area estimated at around 318ha based on 15

dwellings per hectare. Business land is additional to this. If growth rates pick up again (as is
likely), such planning decisions may be needed before 2051.
A further additional land calculation arises if it is assumed that the target yield of 15 houses
per hectare currently in the RPS is amended through either the Proposed Tauranga City
Plan appeal process or the Proposed RPS submissions process. For the purpose of
checking the possible 'worst case' effect of such a policy shift in terms of long term
settlement land, a basic numerical calculation has been done.
If the scenario was that all future urban growth land around Tauranga City was reduced in
urban yield, the additional land requirement is estimated to be:
•
•

Around 820ha if the yield scenario was at 12 houses per hectare out to year 2051; and
Around 140ha to 330ha if the yield scenario was increased from 12 to 15 houses per
hectare over varying times.

1.5 Identified Sites
Seventeen sites were identified for further consideration in Stage 2 of the Study. Two of
these have industrial potential rather than residential, and a third has both residential and/or
industrial possibilities.

1.6 Options for Handling Growth
The following four options were identified as methods of providing for growth. They are also
able to be used in combination:
1.6.1 O p t i o n 1 : Infill w i t h i n e x i s t i n g a r e a s This option is an important part of the process of increasing densities within Tauranga City.
However it tends to be ad hoc, generally small subdivisions that do not address the wider
community needs. Some of the considerations and related issues to take into account for
this option include:
•
•
•
•

Infill being a relatively affordable part of the process of increasing the densities within the
City; and
Infill generally being able to be achieved without the need to upgrade any services
Infill tending to be a series of small, individual, one-off, type projects that do not address
the wider community; and
Because of this, there are some bad examples of this type of development that affect the
community perception when intensification is discussed.

1.6.2 O p t i o n 2: I n t e n s i f i c a t i o n w i t h i n e x i s t i n g areas This option refers to site redevelopment where urban design principles are applied, larger
town house/apartment complexes are encouraged, and streetscapes and reserves are
upgraded. Some of the considerations and related issues to take into account for this option
include:
•

The fact that having tried to introduce large scale intensification into two communities
within Tauranga City with significant host community reaction, the suburban
intensification approach has to be revisited through the SmartGrowth Strategy Review.
Options include:

o

•

•
•
•
•

a focus on smaller scale intensification in more centres, eg Cherrywood, Bureta,
Central Parade, Bayfair, Greerton, Gate Pa, Brookfield, Bethlehem, and
Papamoa; or
o planning provisions that respond to market preferences in a more organic. Citywide manner;
An initial thinking view that small scale intensification can often be done without the need
to expand the existing water, wastewater and stormwater services, and that if any
upgrades are required they would generally be relatively minor;
Accepting that most roads within such areas would need to be upgraded in some form to
create a better amenity streetscape required to support the higher density development;
Accounting for the fact that existing properties may need to be purchased and houses
removed to provide for neighbourhood reserves;
Requiring the amalgamation of titles to provide a feasible scale of development; and that
Community understanding and acceptance of intensification within existing areas is an
implementation challenge. Successful examples of this type of intensification in New
Zealand are relatively limited.
o An option that would assist in the community understanding of the effects of
intensification is for the Councils to enter into a joint venture with an experienced
developer and provide one or two examples of comprehensively designed town
house and apartment developments,

1.6.3 Option 3: Greenfield expansion around existing communities This option refers to Greenfields development expansion which is able to utilise and build
upon existing network, commercial and social infrastructure. Some of the considerations and
related issues to take into account for this option include:
•

•

•

•
•

The fact that in the sub-region most of these land area options are currently in kiwifruit
production which makes an important contribution to the Bay of Plenty and New Zealand
economy;
Accepting that by 2041 it is possible that many of the green kiwifruit orchards will have
been converted to varieties that will be producing higher returns which has the potential
to make the land value unaffordable for residential development;
Assessments being required on the ability to expand water and wastewater infrastructure
in these areas, or if there is no extra water and wastewater capacity, to consider what
opportunities exist to optimise current systems?;
The opportunity to optimise existing social infrastructure;
Accepting that expanded growth areas will require access onto State Highways. The
New Zealand Transport Agency ("NZTA") have identified that expansion in the areas to
the west and north, will generally produce traffic flows that will exceed the highways'
existing capacities not only adjacent to the development, but also in the area of the
Wairoa River bridge / Bethlehem and Takitimu Drive, Route 'K', Route 'J' and Tauranga
Northern Link intersections. Furthermore, current investment signals are such that there
is limited certainty over future improvements in these corridors. As a consequence, any
further investigation into these areas will require extensive integrated planning and close
involvement with the NZTA.

1.6.4 Option 4: Developing new Greenfield areas This option refers to development of Greenfields areas that will require new network,
commercial and social infrastructure. Some of the considerations and related issues to take
into account for this option include:
•

The fact that most of these land area options are in kiwifruit production;
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•

•
•

•

•

Accepting that by 2041 it is possible that many of the green kiwifruit orchards will have
been converted to varieties that will be producing higher returns. This therefore has the
potential to make the land value unaffordable for residential development;
Realising that new areas will all require network water and wastewater services. There
will be a need to assess whether this is affordable;
Acknowledging that some of these areas have the capacity to cater for growth out past
2051, and because this is so, considering whether or not provision for water and
wastewater services should be made for that now and if so, looking at how they could be
funded;
Areas such as Te Puna and Matapihi being identified in the SmartGrowth Strategy as
presently unsuitable for residential development and being outside of the urban limits in
the operative and proposed RPS document. Urbanisation of these areas would be
contrary to those documents as well as the operative and Proposed WBOP District
Plans.
Accepting that these new areas will require access onto State Highways. The NZTA
have identified the areas to the west and north will generally produce traffic flows that will
exceed the highways' existing capacities not only adjacent to the development, but also
in the area of the Wairoa River bridge / Bethlehem and Takitimu Drive, Route 'K', Route
'J' and Tauranga Northern Link intersections. As a consequence, NZTA is unlikely to
favour this form of development unless there are no other viable alternatives.

1.7 Considerations Influencing Long Term Urban Development
Options
The following considerations will influence long term urban development options:

1.7.1 Densities
The density assumptions applied to the possible grow/th areas used in this Background
Report (in accordance with the operative RPS) are as follows:
•
•

15 dwellings per hectare for the calculation of population capacities; and
20 dwellings per hectare in neighbourhood intensification centres.

The occupancy rate for dwellings is 2.21 persons per dwelling. Gradual change in this
occupancy rate (which is unable to be easily factored) will occur.

1.7.2 Kiwifruit
Much of the land potentially available for future residential development in the sub-region is
located on prime versatile soils, most of which is in Kiwifruit production. The return on the
crops of Gold Kiwifruit and also the 6 - 7 new varieties that will come on to the market over
the next few years is such that the land values are potentially too high to be affordable for
residential development.
It is expected that the PSA (v) Kiwifruit bacteria will either be controllable within a few years
or the land will be used for another horticultural or agricultural purpose.
Further, the current SmartGrovi^h Strategy contains provisions on accounting for the loss of
highly versatile land in determining the location and form of future urban development. The
operative RPS also has an objective that subdivision, use and development shall not result
in Versatile Soils outside the Urban Limits being used for non-productive purposes except in
the instances of Papakainga. All of these provisions will need to be weighed against one
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another when assessing potential sites for fourth generation urban growth areas in the subregion.

1.7.3 Wastewater
Wastewater issues are significant and are difficult to plan for in small (i.e. 10,000 people)
increments. Sub-regional wastewater treatment is currently planned for out to 2041. Any
future planning needs to address future populations in excess of 30,000 people so as to
achieve an economy of scale which best ensures an adequate rate of return on capital
investment in infrastructure.
The likely threshold for major decisions on further capital investment to support new
settlement patterns will be sometime around the years 2030 to 2040. The ability for the Te
Maunga site and Te Puke to expand are positive but the consented wastewater system for
Katikati does not have the capacity to treat the total growth planned for that town in the
SmartGrowth Strategy.

1.8 Conclusions
This Stage 2 Background Report commenced as an investigation into where to locate an
estimated urban land supply shortfall beyond 2041.
Issues that have arisen as this investigation proceeded meant that there are a number of
development constraints facing the sub-region in the future with few obvious or simple
solutions. For example there are the limitations of the Katikati wastewater treatment system.
There are also transport investments, primarily State Highways to account for.

1.8.1 Significant Issues for Stage 3 of the Study
In conclusion, the significant issues to be noted for consideration in Stage 3 of this project
include:
(1)

The possibility of the Southern Pipeline being upgraded to carry a further 3600m^ of
wastewater by upsizing pumps at Maleme St. and Memorial Park Pump Stations.

(2)

There being three areas in the Tauriko area that could support Residential and/or
Industrial development and connect to the Southern Pipeline. The available design
capacity in the Southern Pipeline would only allow one of those areas and part of
another to be connected.

(3)

The need to consider and balance the sub-regional settlement pattern investment with
existing Central Government direction for land transport. For example, transport
investment signals indicate the need to optimise existing investment and networks. In
this vein the NZTA has expressed strong signals for long term residential/industrial
development to occur in the SmartGrowth Eastern Corridor, given recent significant
investment in the Harbour Link, Hewletts Road and Tauranga Eastern Link projects;
the latter being a Road of National Significance.

(4)

The need to consider possible sub-regional settlement patterns in the wider context. In
particular, with regard to inter regional transport, there is a need to recognise that
additional development in the SmartGrowth Western and Northern Corridors (SH29
and SH2) will encounter conflict with the function of that corridor; especially given
SH29 is the National Freight Route between the Port of Tauranga, western Bay of
Plenty sub-region and the Upper North Island.
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(5)

The demand and location for different types of Industrial land, including high loadbearing land, needs further assessment. For example, an issue related to high load
bearing buildings has been flagged. More work on this is required before decisions can
be made as to what areas at the end of the Southern Pipeline should be developed.

(6)

The cost of wastewater treatment and disposal is a significant issue which is difficult to
address in small increments. The next planning stage should be for at least the twenty
year period post-2051 which should help to provide economies of scale.

(7)

Current planning for the Te Puna area being a "Green Wedge" between Tauranga and
Omokoroa. There could be considerable opposition to any potential residential
development in this area.

(8)

Most of the options for the location of new growth are largely located on prime versatile
soils and horticultural production.

(9)

The financial returns on Kiwifruit (particularly the 'Gold' variety) mean that the land
values are often too high for affordable residential development.

(10) Current analysis indicates that no growth areas along the SmartGrowth Eastern
Corridor are economically viable, though this situation will change as post Global
Financial Crisis ("GFC") recovery begins to take effect. Viability issues relate to the
timing of development and it does not mean that the SmartGrowth partnership should
resile from providing a long term direction. It is about taking an integrated approach to
land use and infrastructure provision, coupled with a strategic context. In the
meantime, TCC's development contribution policy is being reviewed as part of the Ten
Year Plan process eg moving away from full cost recovery in order to assist
development viability.
(11) Infill and suburban intensification within Tauranga City cannot be abandoned. Efficient
urban form requires maximum use of existing infrastructure and there are opportunities
for redevelopment of existing suburban sites through applying good design principles.
Market feasibility needs to be better understood.
(12) Given the challenges with finding suitable, affordable urban land for future
development (particularly residential development), it is essential that dwelling yields in
planned and serviced areas are maximised. The higher the density, the lower the cost
of infrastructure per dwelling. This will also reduce the pressures to open up new
agricultural and horticultural land for new greenfield development. Some form of
market adjustment is required.
(13) The Pukemapu / Neewood Road urban growth area should remain as an area for
future development. While this area is already included within the Urban Limits of the
RPS, it had been included in this Study to test its suitability for development in
comparison with other possible sites.
(14) The sub-region's growth rate requires continued monitoring. Reviews of land
requirements should be undertaken every 10 years to ensure currency of the Strategy.
(15) This Stage 2 Background Report covers a wide range of analysis and identifies that
most sites contain a number of limitations. Sites have been evaluated and ranked
based on best current information. Some sites have constraints which restrict any
further development on or near them.
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1.9 Further Work Arising
This Stage 2 Background Report identifies that the following further work should be done to
expand the SmartGrowth Residential Land Capacity and Suitability Study - Post 2041
analysis:
(1) For the post-2051 period, evaluate the options of transferring wastewater from identified
development areas to Te Maunga, versus the possibilities of constructing new
wastewater treatment plants ("WWTPs") with ocean outfalls, in the vicinity of the top
ranked sites.
(2) Investigate the possibility of increasing the capacities of the Katikati, and Te Puke
WWTPs and discharges and therefore opening opportunities for concentrating long term
urban development around existing WWTPs.
(3) Review the WBOP District rural population assumptions / capacities based on the
number of existing lots and the subdivision framework of the Proposed WBOP District
Plan.
(4) Investigate the feasibility of protecting future service corridors via the use of easements
or designations as part of ensuring that the servicing of identified future growth can be
achieved cost-effectively.
(5) Prepare a report, updating existing industrial land requirement reports, identifying where,
new industrial land could be best provided, what types of industry could locate there, and
why, including land for high-load bearing activities.
(6) Following the report in 5 above, further test the three site options (Wairoa, Lower Belk
Road and Upper Belk Road) in terms of development feasibility and connection to the
Southern Pipeline. Also, further assess whether the Papamoa Foothills area should be
either a residential or industrial development site to allow that area to then proceed to
Stage 3 planning.
(7) The need to consider and balance the sub-region's needs with existing Central
Government direction for land transport while also giving consideration to the most
optimal wastewater solutions for the long term.
(8) The need to consider long term sub-regional settlement patterns in the wider context.
There is a need to recognise that additional development in the SmartGrowth Western
and Northern Corridors (SH29 and SH2) will encounter conflict with the strategic function
of that corridor, especially given SH29 is the National Freight Route between the Port of
Tauranga, western Bay of Plenty sub-region and the Upper North Island.
(9) Review the land requirements when the new population projections are available, via the
National Census in 2014.
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SMARTGROWTH
RESIDENTIAL LAND CAPACITY
AND
SUITABILITY STUDY POST 2041
2. PURPOSE
The purpose of this Study is to identify sufficient land suitable for residential development in
order to house at least 10,500 people post-2041.
In identifying this land, the Study also addresses the issues which may be encountered that
could affect the viability of such development

3. INTRODUCTION
Residential growth in the western Bay of Plenty sub-region is, despite the recent slowdown,
likely to continue for many years to come. Projections beyond 2051 indicate that this growth
will start to slow down towards the end of this period. In recent times due to the GFC, this
growth rate has dropped to less than half of that occurring three or four years ago. However
as the country starts to recover from this crisis, it is expected that growth will start to
increase again, up to at least the level experienced in the mid-2000s.
It is not intended in this Background Report to provide a solution as to where further growth
should go, but more to identify potential areas for urban growth in the sub-region in the
future, and to fully inform the development community and the council decision-makers of
the issues that arise from locating housing in those areas. From this information, the more
likely sites can be identified and then further in-depth analysis carried out. It is critical from
an integrated planning perspective that there is as much certainty as possible over long term
land use, infrastructure and funding.
No attempt has been made in this Background Report to address in any detail the future
industrial/business land requirements for the sub-region. However, whilst addressing the
residential needs, some areas have been identified as having industrial potential and these
have been noted.

4. BACKGROUND
In 2004, the SmartGrowth partnership completed the first Strategy and Implementation Plan
for the western Bay of Plenty sub-region. Included within this Strategy, were growth
projection figures for the sub-region out to 2051 which were prepared by the University of
Waikato using a scenario of "Modified Medium Net Migration". These figures have been
used for all population projections.
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SmartGrowth then distributed these growth projections throughout the sub-region using the
best information and knowledge that were available at the time. Now, seven years later in
2011, it has been found that some of the planned densities for both intensification and
greenfields development are unlikely to be achievable in the current market. This was
identified in the Neil Gray report "SmartGrowth Residential Intensification in Tauranga City"
prepared for TCC in 2009, and has resulted in a decrease in the planned densities for
Wairakei and Te Tumu. In addition to these findings, the first stages of intensification within
the existing residential zones of Tauranga City were comprehensively opposed by the
Arataki and Greerton communities.
As a result, the land identified by SmartGrowth as being required to house the population out
to 2041 is now not likely to be sufficient, and further land needs to be identified for residential
development elsewhere in the sub-region, and particularly in the Western Bay of Plenty
district. Off-setting this however is that the current population projections now identify that
this land supply shortfall is now not likely to occur until after 2041. These will be better
understood when the projections are reviewed in 2014.
In addition this work sits within the following context:
•
•

•
•

The early 1990s / first generation urban growth areas such as Papamoa, Bethlehem,
Pyes Pa, Katikati, Te Puke;
The early 2000s and onwards / second generation urban growth areas such as Wairakei,
Pyes Pa West, Omokoroa, Te Puke, Waihi Beach and Katikati. These areas form the
basis of the current SmartGrowth settlement pattern;
The third generation of growth areas which are yet to be planned in any detail from either
a design or infrastructure perspective eg Pukemapu / Neewood, and Pyes Pa South; and
The fourth generation of growth areas i.e. the areas that form the subject of this
Background Report and are outside of the current SmartGrowth settlement pattern
(which is anchored in the RPS as well as the District Plans for Tauranga City and the
Western Bay of Plenty District).

5. INFRASTRUCTURE CONSIDERATIONS
There are a number of existing infrastructure considerations in the western Bay of Plenty
sub-region that form part of the context for the Study and this Background Report. Examples
include:
•
•
•

The sub region's capacity to fund additional infrastructure to accommodate further
growth;
The direction that housing affordability challenges are taking us in; and
Issues surrounding the Southern Pipeline.

Further detail on these matters is set out in the 'Current Infrastructure Context' section of this
report.

6. IDENTIFIED SHORTFALLS
The "2007 SmartGrowth forecasts"^ for TCC were reviewed in 2009 in response to:

^ See 'Tauranga City Population and Household Forecast Review' October 2007.
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•
•
•

Learnings from intensification projects and studies including Smart Living Places in
relation to the market demand for, and implementation of, intensification areas;
Revision of dwelling and population numbers (specifically densities) within the Wairakei
and Te Tumu Urban Growth Areas identified in the operative RPS; and
An assessment of remaining yields in the greenfields and infill areas of Tauranga City.

As a result of this TCC forecasts' review:
•

•
•
•

Intensification Areas, with the exception of Mount Maunganui North, were delayed and
reduced in recognition that the 2007 SmartGrowth forecast intensification targets were
not (currently) achievable;
The release date of a number of future greenfields areas in the City were brought
forward to compensate for the reduction in the intensification uptake;
Wairakei and Te Tumu greenfields area yields were decreased in response to the
reduction in the planned densities for these areas; and
The infill capacities were adjusted to reflect the results of an infill assessment of
remaining yield.

The initial results of this TCC review in 2009 identified a preliminary shortfall of at least
10,000 people and 4,000 occupied dwellings. More detailed analysis in 2010^ ("2010
SmartGrowth Forecast") revealed that the shortfall needing to be accommodated in the subregion to 2051 was:
•
•
•

11,750 people;
4,870 occupied dwelling houses; and
5,360 total dwellings (occupied plus unoccupied dwellings).

As part of Tauranga City Council's Ten Year Plan ("TYP") work finalised in April 2011, a new
growth forecast for Tauranga City (based on the last 3-year average of dwelling consents
issued for the 2010 to 2014 period) was completed. This was followed by a "last 10 year
average" of dwelling consents which was applied to the 2014 to 2021 period. These have
been adopted by SmartGrov^/th ("2011 SmartGrowth Forecasts") and is shown on the chart
below:
2011 SmartGrowth Forecast
Resident Population

200000

,,
^
^-^'"^^

,.
^ ^

-''^
i
1

^ • " " ' ^

1

•

^

^

^

^

^

\

' ^ ^ ^
^ ^ ^ ^ ^
2041-2046 2046- 2051

June 2006

2006-2011

2011-2016

2016-2021

2021-2026

2026-2031

2031-2036

2036-2041

2011 S m a r t G r o w t h

106900

114786

122102

132435

145274

157175

169005

179825

189775

199495

— • — 2010 S m a r t G r o w t h

106900

115324

129839

144145

158401

170301

182131

192951

202902

212622

2007 S m a r t G r o w t h

106900

119570

132670

145560

158401

170301

182131

192950

202901

212621

#

' See Tauranga City Population and Household Forecast Review', October 2010.
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This revised forecast has resulted in a reduction in the following areas from the 2010
SmartGrowth forecasts for the 2006-2051 period:
•
•
•

13,130 people;
5,760 occupied dwellings; and
6,330 total dwellings.

This more conservative forecast has been produced largely to respond to the slow-down in
development associated with the GFC.
While the 2011 SmartGrowth Forecast in isolation appears to negate the need for the
SmartGrowth Residential Land Capacity and Suitability Study Post-2041 to find land to
accommodate forecasted population growth figures to 2041, there are a number of matters
that still need to be considered.
The 2011 SmartGrowth Forecast for Tauranga City has been produced as a preliminary
response to the slow-down in development primarily for TYP purposes. The National Census
that was expected to be carried out in 2011 has been deferred to 2013 and so the proposed
SmartGrowth Review Demographic Forecasting Project has been rescheduled until after the
2013 National Census results become available in 2014.
Further, it is noted that the SmartGrowth Residential Land Capacity and Suitability Study
Post-2041:
•

•
•

Assesses the viability of the Ohauiti South, Pukemapu and Neewood urban growth areas
which, as with the 2010 SmartGrowth Forecasts, are already accounted for based on a
preliminary assessment in the 2011 SmartGrowth Forecast;
Seeks to identify future employment land, in addition to residential land; and
Ensures that through identification of appropriate land now, that a balanced approach to
accommodating future populations is available (via a mix of infill, intensification and
greenfields growth rather than assuming that other growth types will be exhausted and
that five years of development will be purely in greenfields).

Until the SmartGrowth Demographic Forecasting Project work is complete in 2014, it is
considered that the 2007, 2010 and 2011 SmartGrowth Forecasts should be seen as a
range of possible 2051 "futures".
Growth allocations within the Western Bay of Plenty District Council ("WBOPDC") area allow
for 8360 more people within the rural zone, and that a further 26,611 people are allocated to
a residential zone, of which 5600 cannot be serviced with the current wastewater systems.
Should these also be reallocated to the rural zone, this would result in a significant growth
within that zone.
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Table 1
WBOPDC - ALLOCATION OF POPULATION GROWTH.
2006

2051

Management
Area

Residential Census

Allocated
Residential
Growth

Residential
Total

Waihi Beach
Katikati
Matakana Is
Omokoroa
Te Puna
Kaimai
Te Puke
Paengaroa''

2946
3579

7080
2979

4644
5631
0
9795
0
0
5920
621

7590
9210
0
12000
0
0
13000
3600

TOTAL

18789

26611

45400

2205

2006
Rural Census

2051
Allocated
Rural
Growth

1

Rural
Total

2466
10119
2007
4116

0
1647
383
0
834
3721
493
1284

6000
608
0
3300
13840
2500
5450

23286

8362

31648

4353
225

1
7. METHODOLOGY
The SmartGrowth Residential Land Capacity and Suitability Study Post-2041 project being
conducted in three stages as follows:
Stage 1: Initial SmartGrowth Long Term Settlement Pattern Review Assessments - A
Desktop Analysis which was completed in November 2009;
Stage 2: Collective Site Assessments (through this Background Report); and
Stage 3: Detailed Location Assessments.

7.1 Stage 1 (Completed November 2009)
stage 1 of the Study evaluated identified a number of sites against a number of criteria
relating to SmartGrowth principles and other matters such as transport, infrastructure,
servicing, geotechnical issues and financial viability. Critical criteria for facilitating an
assessment of the suitability of the land for future development was also undertaken using a
simple 'High', 'Medium', 'Low' ranking.
From this initial evaluation:
•
•
•

18 sites were considered as possibilities for future residential development; and
10 were identified as potential areas for industrial growth.
Some of these areas have the potential for both future residential and industrial
development.

The work undertaken to date by what was initially known as the 'SmartGrowth Long Term
Settlement Pattern Review working party' (but is now the SmartGrowth Residential Land
Residential Paengaroa includes the areas of Maketu and Pukehina.

18

Capacity and Suitability Study project group) included the general identification of sites
within the sub-region, and sites generally located along the SmartGrowth Northern, Eastern
and Southern/Western corridors.
The outcomes of this first stage of work were peer reviewed, and a number of issues were
highlighted that limited the peer review process due to insufficient information. Examples
included:
•
•

•

•
•

An inability to identify sites (and their areas) under consideration by SmartGrowth;
The identification and inclusion of sites that are dependent on existing or planned
infrastructure (such as the Southern Pipeline) that in all likelihood mean that the sites
chosen may not be viable;
An inability to satisfactorily review any financial implications of each site due to
unknowns such as land area, anticipated yield, distance to services and effects on
services;
Recognition that there were a number of unknowns in relation to migration preferences
and their implications on current City/District Plan development;
An evaluation of whether the scoring system that was used was appropriate, or whether
it needed refinement.

A 'bar' was set which identified eight future residential and six future industrial sites within
the sub-region that warranted further investigation:
•
•

Four of the residential sites and three of the industrial sites were identified as being the
responsibility of TCC to undertake further work on; and
Four residential and two industrial sites were for the WBOPDC to consider.

These areas are identified on the table below along with the scores allocated at the time:
Table 2
Area
Bruce Rd. to Domain Rd.
Katikati Expansion
Te Puke Expansion
Oropi Rd.
Bell Rd.
Paengaroa Expansion
Maketu Expansion
Welcome Bay/SH No.2
BAR
Cambridge Rd to Bethlehem College
Cambridge Rd. to Redwood Lane
Plummers Point
Te Puna
Rangiuru Expansion
Rangiuru (ex. Industrial)
Pyes Pa Rd Sth. of Keenan
Pahoia
Tauriko South (Belk Rd.)
Joyce Rd.

RESIDENTIAL
Score
11.0
10.5
9.0
9.5
8.5
8.0
7.5
7.2

1
Responsibility
TCC
WBOPDC
WBOPDC
TCC
TCC
WBOPDC
WBOPDC
TCC

6.5
5.5
4.8
4.8
4.7
4.7
4.5
4.5
4.2
3.5
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Area
Katikati Expansion
Bell Rd.
Te Puke Expansion
Oropi Rd.
Paengaroa Expansion
Welcome Bay
BAR
Rangiuru Expansion
Cambridge Rd. to Redwood Lane
Tauriko South (Belk Rd)
Apata
Pahoia

INDUSTRIAL
Score
11
9.0
9.0
8.0
7.5
7.2

Responsibility
WBOPDC
TCC
WBOPDC
TCC
WBOPDC
TCC

6.2
5.5
4.7
4.7
4.2

Now that the first stage of the Study is complete, it has formed the foundation of this
Background Report (Stage 2) which is the result of carrying out a more comprehensive
investigation and review of the SmartGrowth Settlement Pattern.

7.2 Stage 2 - Collective Site Assessments
As a result of the completed Stage 1 analysis, the SmartGrowth Residential Land Capacity
and Suitability Study Post-2041 will be of wider benefit for both the sub-region and the
SmartGrow/th Strategy Review if further work on the financial implications for each of the
identified growth areas is undertaken.
Stage 2 of the Study has required the undertaking of collective site assessments using an
integrated methodology. The SmartGrowth partners have applied the methodology
comprehensively across the sub-region rather than on an individual council basis. This
involved:
•
•
•
•

•

•

•
•

Reviewing all land options available in the sub-region;
Identifying which land areas are being considered, for what purpose (i.e. Industrial or
Residential), as well as mapping those areas;
Noting any 'fatal flaw' issues and/or constraints with each identified criteria (i.e.
geotechnical or servicing);
Developing a comprehensive scoring and weighting system, and within that system
having the ability to record decisions and overall comments on why weightings were
given to each area;
Undertaking a re-assessment of the identified shortfall in population and housing
numbers and running varying scenarios to those land areas based on the outcomes of
this work;
Recognising existing land uses such as fragmented ownership or high-value horticultural
uses that may impact on any outcomes (i.e. areas of the sub-region may score highly for
development potential but this needed to be weighed against the overall economic
benefit that the horticulture industry brings to the sub-region);
Taking account of the external peer review undertaken for Stage 1;
Undertaking a detailed but relatively high level "Assessment of Residential Development
Feasibility" study of the land options available in the sub-region.

By bringing the Study into one collective framework managed by SmartGrowth, there is a
greater ability to:
•

Deliver robust outcomes;
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Incorporate cross boundary issues into any assessment (eg infrastructure issues); and
Collectively pull on the resources' capability and knowledge of staff members of each
SmartGrowth partner council to contribute to the outcomes of the Study.
An explanation of the criteria used in the assessment is shown on the following table:
Table 3
COLLECTIVE SITE ASSESSMENT CRITERIA
SmartGrowth Principles
Assesses whether the area has been identified by
SmartGrowth and how it relates to the Live, Work,
Play principles.
Transport - NZTA.
Input from NZTA on the effect of each of the
proposed development areas on the current and
future State Highway network, including around
central government planning and investment signals.
Provides for input from TCC and WBOPDC
Transport - Local Network
Transportation Engineers on the effect of each
proposal on the local transport network.
Sewer
Assesses the future sewer requirements to service
the area and their availability.
Water
Assesses the future water requirements to service
the area and their availability.
Stormwater
Assesses the ability to treat and detain stormwater
from the development.
Ecological Features / Values.
Identifies any ecological features or values
constraints that are either already identified on the
relevant Planning Maps or that are known.
Landscape Features / Values
Identifies any landscape features or values
constraints that are either already identified on the
relevant Planning Maps or that are known.
Versatile Soils
In July 2002 SmartGrowth prepared a map showing
the "Land Versatility for Food and Fibre Production"
covering from Waihi Beach to Maketu. This map has
been used to identify the quality of the soil in each
area under consideration.
Natural Hazards - Coastal
Assesses any known Coastal Hazards.
Natural Hazards - Flood
Assesses any flood zones shown in the respective
Planning Maps.
Geotechnical (including land slips Assesses any land that may have a previous slip
and stability)
history, or steep escarpments that may require
building setbacks. 18 Degrees was chosen as the
maximum safe slope.
Archaeological Sites
Identifies and assesses archaeological sites sourced
from the NZAA records which are contained in the
WBOPDC GIS database. Only Pa sites and Urupa
sites have been identified. (Note; There are many
more archaeological sites that have not been
considered in this assessment.)
Cultural Sites
These are sites that have been identified in the
WBOPDC District Plan as Historic Heritage
Features.
Maori Land
Identifies multiple-owned Maori land as produced
from the WBOPDC rates database.
Land Fragmentation
Identifies and assesses areas that have been
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Proximity to Employment.
Market Desirability
Existing Built Environment

Productivity Factor
Development Constraints
Size of Area.

Social

Funding / Economic Analysis
Score

Comments

subdivided below 1 hectare that tend to make further
subdivision more difficult.
See Note on Proximity to
Employment
Assessment Criterion below.
Quantifies the market acceptability of each area
under consideration.
Addresses how densely the land is populated on the
basis that - "the more existing houses the more
difficult it is to develop".
Assesses how productive the land is in its current
use.
Assesses the constraints that may reduce the
section yield below 15 lots/Ha.
The total area of the land under consideration. (Note;
This may not be the actual area that could be
developed
due
to
geotechnical,
flooding,
archaeological sites etc.)
Addresses what social services are currently
available to the land under consideration, namely
Schools, Shops, Medical centres. Professional
services Community centres etc.
Assesses the economics of developing an area and
how it could be funded.
The score is the sum of the points awarded to each
of the criteria and includes a weighting factor for the
criteria. The weightings are as follows:
• Access to Infrastructure
3
• Natural Resources
2
• Development Constraints 1
• Cultural
1
• Analysis
2
• Funding / Economic
3
A space for the assessment team to make particular
notes as to the basis on which the assessment has
been made.

Each of the above criteria has been given a ranking of between 1 and 5 with 1 being the low
and 5 being the high. This is illustrated by the attached spreadsheet in Appendix 1.
7.2.1 N o t e o n P r o x i m i t y t o E m p l o y m e n t A s s e s s m e n t C r i t e r i o n
In assessing 'proximity to employment', the distance between future housing and the most
likely industrial zones has been used. For example there will be those that work from home,
others that work in adjacent orchards or work in various commercial areas. For consistency
a distance from the centre of the land under consideration to the centre of the nearest
Industrial zone has been used.
A ranking was then devised to provide a score for the assessments. This ranking is as
follows (with 5 being the 'best' score i.e. a ranking denoting closest proximity to
employment):
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DISTANCE TO EMPLOYMENT
<2Km
2.1Kmto4Km
4.1Kmto7Km
7.1Kmto10Km
>10Km.

Proximity to Employment Ranking
SCORE
5
4
3
2
1

7.3 Stage 3 - Detailed Location Assessments
Based on the outcomes of Stages 1 and 2 above, detailed location assessments will be
undertaken as a desktop analysis and do not form part of this assessment.
Once the potential sites are identified at a strategic level, further in-depth analysis will be
completed which focuses on the technical implications of access to any transport network,
servicing and infrastructure. This will be done by developing high level growth plans which
broadly indicate how these matters can be resolved during the structure planning process.

8. IDENTIFIED SITES
As part of Stage 1,18 sites were identified as being potential residential or industrial areas.
When work commenced on Stage 2, all of the previous sites were reviewed and the
following four were deleted from any further assessment:
SITE DELETED FROM
FURTHER ASSESSMENT

REASONS

Bruce Road to Domain Road

While this had scored the highest in the previous
assessment, it was discounted due to 79.5% of the area
being peat land and unsuitable for housing

Oropi Road

This was discounted due to it being part of an old
contractors tip site with uncontrolled fill and many
springs.

Cambridge Road (to Bethlehem
College)

Most of this area is already developed with new, high
value, rural residential housing. It is very difficult to
aggregate these types of lots for suburban residential
development.

Joyce Road

This area scored the lowest in the Stage 1 assessment.
It is a long narrow area that would be expensive to
develop and no capacity for this has been allowed for in
the Southern Pipeline.

As part of the Stage 2 work:
•
•
•

Katikati was separated into four separate areas;
Te Puna was split into Te Puna North and Te Puna South;
Belk Road was separated into residential and industrial areas;
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•

Pukemapu / Neewood was added. This area is already within the RPS urban limits. It
has been included in the Study as it involved some challenging terrain and there was a
need to ensure that it was given equal assessment against the other identified areas.

The following table addresses each area in Stage 2 and assesses the:
•
•
•

Developable areas. Note that an allowance of 7% of the total land area has been made
for community uses such as schools, active reserves, and churches for example;
Number of dwellings; and
Potential population at 2.21 persons per dwelling (which is the average predicted
occupancy between 2006 and 2051).
Table 4

PoDulation Yield From Land Under Consideration for Lena Term Settlement
Location

Area
(Ha.)

Usable
%

Usable
area
(Ha.)

Community
Use (Ha.)

Density

No. of
Houses

Population

Katikati A
282
70
197
14
15
2,750
6,080
177
Katikati B
60
106
7
15
1,480
3,270
47
Katikati C
55
85
15
3
650
1,440
304
Pahoia
345
88
21
16
4,520
9,990
111
Youngson Road.
130
85
15
8
1,540
3,400
Plummers Point
377
90
339
24
16
5,050
11,160
Te Puna North
376
320
22
15
85
4,460
9,860
Te Puna South
819
94
770
54
15
10,740
23,740
342
Wairoa
85
291
15
8,970
20
4,060
Belk Road (Upper)
416
416
100
29
16
6,190
13,680
333
Pukemapu /
370
90
23
15
4,650
10,280
Neewood
Pyes Pa
315
100
315
22
16
10,360
4,690
Papamoa Foothills
51
100
51
4
16
760
1,680
204
204
14
16
6,720
Te Puke
100
3,040
135
16
Maketu
134.5
100
9
2,000
4,420
97
97
7
16
3,180
Paengaroa
100
1,440
164
164
11
16
5,390
Rangiuru Residential
100
2,440
15
Bell Road (Industrial)
101
101
1,520
100
117
15
1,760
130
90
Belk Road
(Lower)(lndustrial)
15
24
290
Katikati D (Industrial)
80
19
NOTE:
(1) The density of 16 lots/Ha. reflects a standard density of 15 lots/Ha. with higher density
neighbourhood centres.
(2) The household occupancy rate used is 2.21 which is the average rate over the period 2006 to
2051.
(3) 7% of the land has been allowed for Community use eg Schools, Churches, Active Reserves.
NOTE that when working with other densities 21 m^ per person should be used.
The shaded areas have been deemed as having "Development Constraints" and no longer
form part of the assessment.
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9. COLLECTIVE SITE ASSESSMENT RESULTS
A detailed assessment of each site has been undertaken using the criteria identified in Table
3 and the results recorded in detail on the assessment sheets attached as Appendix 2.
These assessments were then given a numerical value and recorded on the spreadsheet
attached as Appendix 1. This provided a score from which the areas were able to be ranked
in order of those having the least number of constraints to development, to those with the
most constraints.
The following table shows that ranking:

AREA
Te Puke
Pukemapu/Neewood
Papamoa Foothills
Katikati 'C
Wairoa
Te Puna South
Belk Road Residential
Rangiuru Residential
Katikati 'B'
Katikati 'A'
Youngson Rd.
Paengaroa
Te Puna North
Pahoia
Plummers Point
INDUSTRIAL AREAS
Belk Road
Bell Road

Table 5
RANKING
1
2
3
4
5=
5=
7=
7=
7=
10
11
12
13=
13=
15
1
2

While these rankings give some indication as to the order of the land areas with the least
number of constraints to development to those with the greatest, they must be read in
conjunction with the whole Background Report. For example while Te Puke ranks in Table 5
as a No. 1 area for future development; it is later identified in this report as:
•
•
•

having a low market desirability (4.4% of the market);
no consented capacity in the wastewater system; and
all of its site area located on versatile soils.

10. OPTIONS FOR HANDLING GROWTH CONSIDERED AS
PART OF THE STAGE 2 ASSESSMENT
Four options have been identified:
1.
2.
3.
4.

Infill within existing areas;
Intensification within existing areas;
Greenfield expansion around existing communities; and
Developing new greenfields areas.
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10.1 Option 1: Infill Within Existing Areas
Infill means the development of existing open spaces within the existing residential built
environment.
Subdivisions carried out prior to around 1985 created lots of around 8 - 900m^ and this
equates to a density of 8 - 9 lots per hectare. By 1995, grow/th was under way in the five
urban growth areas created around the then periphery of Tauranga City by Plan Change No.
1 to the Transitional Tauranga District Plan. By this time lot sizes had reduced to around
700m^ which related to a density of 10 lots per hectare. Services for three of the five urban
growth areas (i.e. Bethlehem, Pyes Pa and Ohauiti) were designed on the basis of 10 lots
per hectare while Welcome Bay, due to its steeper and more difficult terrain, was designed
for 9 lots per hectare. Papamoa with its very flat and easy land was designed for 12 lots per
hectare. The operative RPS requires a target density of 15 lots per hectare.
Many of the pre-1985 larger lots have already been subdivided into two or three smaller
residential lots. This assists intensification. However this is happening on an ad hoc rather
than a planned basis.
In the case of visitor accommodation, narrow rows of up to 8 or 9 dwellings have been
created on each site. None of this really creates an attractive neighbourhood with a real
sense of place.

10.2 Option 2: Intensification Within Existing Areas
Intensification means increasing the densities within the existing residential built
environment, usually accompanied with the application of urban design principles including
upgraded street scaping and open spaces.
Properly planned infill encourages the amalgamation of two or more titles to allow for larger
scale medium to high density development.
In 2007 and 2008 TCC carried out consultation with the Greerton and Arataki communities
on creating possible nodes of intensification around the existing shopping centres. These
areas were seen as having the highest chances of intensification success within Tauranga
City. However they were comprehensively rejected by both communities. These proposals
would have provided for over 3,700 people or 33% of the total current shortfall. The
community reaction was so strong that these concepts would be difficult to reintroduce in the
short term but may be an option in the longer term.
TCC's Proposed City Plan introduces a new City Living zone which provides site
redevelopment opportunities primarily for the development of intensive, multi level housing
and some mixed use in established residential areas around the city centre.

10.3 Option
3: Greenfield
Communities

Expansion

Around

Existing

This option involves assessing the capacity of greenfields spaces around Waihi Beach,
Katikati, Omokoroa, Tauranga, and Te Puke, and investigating the possibilities of further
residential growth by extending, or adding to, the existing infrastructure.
Two advantages of this approach is the ability to both make use of and expand existing
social services, as well as the ability to extend existing pipe infrastructure to provide for the

26

increased population. In 2004, SmartGrowth allowed for grow/th in these areas out to 2051
as shown on the following table:
Table 6
%
LOCATION
POPULATION POPULATION POPULATION TOTAL
2021
POPULATION
CHG.
2006
2051
GROWTH
2001 - 2051
103566
132435
199495
95929
93%
Tauranga
147%
Katikati
3726
5200
9210
5484
10212
571%
Omokoroa
1788
6050
12000
6311
8750
6689
106%
Te Puke
13000
The analysis contained in this Background Report indicates that Tauranga City cannot
contain the shortfall of 10,500 people from the 2004 SmartGrowth population forecasts. New
areas need to be identified to house these people.
Having provided for this level of future growth within the WBOP District towns, it is unrealistic
to add a further 10,500 people to these areas. This thinking is further supported by
discussions with a real estate market representative (engaged to provide professional advice
on market preferences) who recently indicated that there is not a strong demand for housing
in Katikati, Omokoroa, Te Puke or Paengaroa. This is reinforced by the SmartGrowth
Development Trends report which identifies that over the boom years of 2006 to 2009 the
market share of new housing in these areas compared with Tauranga City were as follows:
Katikati
Omokoroa
Te Puke
Tauranga

5.6%
3.4%
4.4%
86.6%

These areas are discussed in more detail below:
10.3.1

Tauranga

Within Tauranga, good developable land around the City's boundaries is becoming harder to
find. To the west is the Wairoa River valley which is Tauranga's number two iconic
landscape (number one being the Mauao) and this is protected with a Rural zone over the
adjacent flood plain and escarpment with a "Rural Residential" zone on the top of the
escarpment extending back to Cambridge and Moffat roads. This "Rural Residential" land is
now well developed with high value housing. It would be both impractical and expensive to
change this zoning to "Residential".
Further to the south, on the boundary between TCC and WBOPDC is a block of land
(approximately 340ha in size) located between the Wairoa River and State Highway 29. At
present, most of this land is privately owned by Bob Clarkson who has expressed an interest
in developing it for a mixture of Industrial and Residential uses. This land area is included in
this assessment.
Immediately to the east (and abutting the TCC / WBOPDC boundary) are two areas currently
zoned Industrial (i.e. Element-IMF owned land) and Residential (i.e. Grasshopper
Developments' land). On the WBOPDC side of the boundary are two areas on Belk Road
that are under consideration in this Background Report i.e. one for an extension of the
Industrial zone, and the upper Belk Road plateau for future residential development.
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Further east is the Pyes Pa area in the WBOP District. This area was assessed in this
Background Report, but due to its topography (i.e. long narrow plateaus with access and
servicing issues), was considered 'Fatal Flawed'. The adjacent Oropi Road plateau also had
similar problems.
Also further east is Pukemapu Road (off Oropi Road), and Neewood Road (off Ohauiti
Road). These areas are within the WBOP District but have already been included in the
Urban Limits in the RPS in relation to the western Bay of Plenty District's Settlement Pattern.
It is possible, but expensive, to join these two roads to create an area of approximately
370ha of developable land. Land off Neewood Road is steep and broken and would require
extensive earthworks. This would result in large areas of unusable land. Both of these land
areas are under consideration in this Background Report.
Further east along the City boundary until the land at the Welcome Bay / State Highway
No.2 intersection is reached; the land is either steep and broken or is multiple-owned Maori
land. This is an area around the intersection of 51 ha and is included for assessment in this
Background Report.
Following the Tauranga City boundary from this point further eastward, most of the land is in
peat country which is not being considered for residential use due to its unstable nature and
propensity to liquefy in earthquake situations.
Immediately to the south of Wairakei (and on the southern side of the Tauranga Eastern
Link), is an area of 101 ha which is being considered in this Background Report as potential
Industrial land.
There is a large area of land between Welcome Bay Road and Kairua Road which, while it is
suitable for residential development, is substantially multiple-owned Maori land and therefore
has not been included within this Study.

10.3.2

Katikati

Around the periphery of Katikati, three areas are being considered.
The first is the peninsular area (approximately 282ha) of land on Beach Road east of the
current Residential zone running to the harbour. This is easily developed land, largely
covered in horticulture. This has been shown as 'Katikati - A'.
The second is on the south side of Tetley Road. It is an area of land that runs from the
Rereatukahia Pa to the eastern end of Tetley Road which has an area of approximately
177ha. This land is substantially used for horticulture but has some pastoral uses as well.
This has been shown as 'Katikati - B'.
The third is on the south-western end of the township and is 55ha of land bounded to the
north by Rawaka Drive, to the east by the Katikati Bypass designation, to the south by
Wharawhara Road and to the west by the Uretara Stream. This again is substantially in
horticultural use but has some pastoral uses as well. This has been shown as 'Katikati - C.
A small area to the northwest of the township opposite Phillip Walter Drive of approximately
15ha was also looked at. However this area has serious limitations given its potential for
flooding.
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10.3.3

Omokoroa

Three areas under consideration around the periphery of Omokoroa are:
(i)

Pahoia

A peninsula of 345ha immediately to the west of Omokoroa and north of SH2. It has mixed
horticultural and pastoral uses and is large enough to provide for the entire current
population shortfall.
It would be possible to provide a road link between this land and Omokoroa but it will be
expensive because of topography.
The area however is in a sensitive part of the Tauranga Harbour and would probably be
strongly opposed for development given the policy framework of the New Zealand Coastal
Policy Statement 2010 and both the Operative and Proposed RPS documents.
(ii)

Youngson Road

An area of 130ha located on the southern side of SH2 opposite Omokoroa and bounded by
Youngson Road to the east, Waipapa Block Road to the west and a gully generally 200 300m south of Old Highway. It has mixed horticultural and pastoral uses.
(ill)

Plummers Point

This peninsula is immediately east of Omokoroa and north of SH2. It has an area of 377ha.
This land could be linked to Omokoroa by a road providing alternative access to the State
Highway and is large enough to provide for the identified current population shortfall.
However the area is in a sensitive part of the Tauranga Harbour and would probably be
strongly opposed for development given the policy framework of the New Zealand Coastal
Policy Statement 2010 and both the Operative and Proposed RPS documents.

10.3.4

Te Puke

A possible area for development is located along No.3 Road and includes the land on the
eastern side of the road from Whitehead Avenue to opposite the No. 4 Road intersection and
on the western side from Te Puke Quarry Road to No. 4 Road intersection. It has a total
area of 204ha which is capable of housing approximately 8000 out of the shortfall total of
10,500 people.
The eastern limit of this area is the top of the escarpment of the Ohineangaanga Stream,
and its western limit is the top of the escarpment to the Atuaroa Stream.

10.4 Option 4: Possible new greenfields areas
The greenfields areas considered are as follows:
1.
2.
3.
4.
5.

Te Puna North
Te Puna South
Papamoa Foothills
Rangiuru Residential
Paengaroa.
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These are areas in the sub-region that are some distance from the existing centres and
could be developed as satellite towns. They are generally located in the "Rural" zone within
WBOP District and on land that is suitable for residential development and kiwifruit
production. Much of it is already covered in mature kiwifruit vines.
However, these satellite towns would have a greater effect on the transport network,
primarily State highways than the option to expand around existing communities. They
would also require water and wastewater services to be extended to them. This is likely to be
a high cost option which is significantly more expensive than grafting on to existing
settlements. To help reduce the effects on the transport network each area should allow for
Commercial and Industrial zones in close proximity.
It should be noted that the current Te Puna Development Plan, prepared in conjunction with
the community, does not envisage any "Residential" development of the area and has as
one of its Actions to:
"Ensure the District Plan maintains the overall rural character of Te Puna".

11. SUMMARY OF OPTIONS
Future growth could take the form of any one of these options or any combination of them.
The following are issues that need to be addressed when considering these options:

11.1 Option 1 Infill Related Issues
•
•
•
•

Infill is an important part of the process of increasing the densities within the City.
It tends to be a series of small, individual, one off, type projects that do not address the
wider community.
Because of this there are some bad examples of this type of development that affect the
community perception when intensification is discussed.
Generally infill can be achieved without the need to upgrade any services.

11.2 Option 2 Intensification Related Issues:
•

•

•
•
•
•
•

Having tried to introduce large scale intensification into two communities within Tauranga
City and being rejected by those communities, consider whether this should be
attempted again but on a smaller basis in more centres eg Cherrywood, Buretta, Central
Parade, Bayfair, Greerton, Gate Pa, Brookfield, Bethlehem, and Papamoa. A different
approach may also be required.
This can often be done without the need to expand the existing water, wastewater and
stormwater services. If any upgrades are required they would generally be relatively
minor.
Most roads within such areas would need to be upgraded in some form to create a better
amenity streetscape which is required to support the higher density development.
Existing properties may need to be purchased and houses removed to provide for
neighbourhood reserves.
Requires amalgamation of titles to provide the scale of development.
Community understanding and acceptance is an implementation challenge. Successful
examples of this type of intensification in New Zealand are relatively limited.
An option that would assist in the community understanding of the effects of
intensification is for councils to enter into a joint venture with an experienced developer
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and provide one or two examples of comprehensively designed town house and
apartment developments.

11.3 Option 3 Greenfield Expansion Around Existing Nodes
Related Issues:
Most of these land area options are currently in kiwifruit production which makes an
important contribution to the Bay of Plenty and New Zealand economy.
By 2041 it is possible that many of the green kiwifruit orchards will have been converted
to varieties that will be producing higher returns. This has the potential to make the land
increasingly unaffordable for residential development.
There will be a need to consider whether each of the existing nodes have the capacity to
accommodate the expansion of any water and wastewater infrastructure.
If there is no extra water and wastewater capacity, there will be a need to consider
whether any expansion offers opportunities to optimise current systems?
Given the increased population allocated by SmartGrowth in 2004, and the inability of
the current wastewater systems to cope with this, consider whether it is feasible to
expect further growth of that node post 2051..
Expanding existing nodes allows for the optimisation of existing social infrastructure.
These new areas will require access onto State Highways. NZTA have identified that, in
the areas to the west and north, this will generally produce traffic flows that will exceed
the highways' existing capacities not only adjacent to the development, but also in the
area of the Wairoa River tDhdge / Bethlehem and Takitimu Drive, Route 'K', Route 'J' and
Tauranga Northern Link intersections. Furthermore, current investment signals are such
that there is limited certainty over future improvements in these corridors. As a
consequence, any further investigation into these areas will require extensive integrated
planning and close involvement with the NZTA.

11.4 Option 4 Develop New Greenfields Areas related issues:
Most of these land area options are in kiwifruit production.
By 2041 it is possible that many of the green kiwifruit orchards will have been converted
to varieties that will be producing higher returns. This has the potential to make the land
even more unaffordable for residential development.
These areas will all require water and wastewater services. There will be a need to
consider whether this is affordable.
Some of these areas have the capacity to cater for grow/th out past 2051. There will be a
need to consider whether provision for water and wastewater services be made for this
now and if so how it should be funded.
is currently identified in the operative and Proposed WBOP District Plans as remaining a
"Green Wedge" with no residential development and similarly with the operative and
Proposed RPS documents. Any attempt to urbanise this area would be contrary to those
documents.
These new areas will require access onto State Highways. NZTA have identified that, in
the areas to the west and south, this will generally produce traffic flows that will exceed
the highways' capacities not only adjacent to the development, but also in the area of the
Wairoa River bridge / Bethlehem and Takitimu Drive, Route 'K', Route 'J' and Tauranga
Northern Link intersections. As a consequence, NZTA is unlikely to favour this form of
development unless there are no other viable alternatives.
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12. DEVELOPMENT CONSTRAINTS ISSUES
When assessing each of the criteria identified above, if any one of those criteria scored a '0'
it meant that it had a problem that had no feasible solution and therefore meant that the
development of the area could not proceed. If a '0' was scored it had "Development
Constraints"
Three areas initially identified as having development potential have been found to have
"Development Constraints" issues for the following reasons:
AREAS FOUND TO HAVE
"DEVELOPMENT CONSTRAINTS"
ISSUES
Katikati "D

Pyes Pa

Maketu.

REASONS

Located in an area that has been identified
as having a flood hazard. While the land
could have been filled to bring it above the
predicted flood levels, this would have had a
significant adverse effect on the current
overland flow path and the existing storage
capacity of the land. For these reasons the
area was constrained and therefore was
unable to be considered as a viable future
residential or industrial site to accommodate
the identified shortfall.
Access to this area is along Pyes Pa Road
(State Highway 36). The first 2km of this
area is along a narrow ridge with room only
for single section development either side of
the road, requiring individual access directly
onto the State Highway. This long narrow
development would be expensive to service
and the individual access requirements
made this an undesirable area for
development. The future ownership of State
Highway 36 is to be revocated back to
Tauranga City Council as part of the Pyes Pa
bypass agreement and therefore once a
local road may be able to cater for some
additional development.
Further, the
wastewater capacity would have to be added
to the Southern Pipeline and it has been
identified that there is insufficient capacity for
all of the areas under consideration.
This area did not form part of the Stage 1
work but was added to the Stage 2 work as
an area capable of further residential
development. Initial investigation identified a
significant area of the Maketu point that
appeared to have European title but further
work found that this area was all owned by
the Te Arawa Trust. This Trust has existing
plans for some moderate development that
fitted with the new wastewater reticulation
planned for Maketu. Therefore it is
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considered that this land is best left to its
owners to develop as and when they are
ready.

13. MAORI LAND
Areas of Maori land have not been included in the scope of this Study.
Many of these areas may well be suited for development, but due to their being in multiple
ownership, it is considered that they be left until their owners wish to consider development
and/or approach the councils themselves. The councils can then better work with the owners
to assist with addressing any specific issues that may arise.
Areas in this situation include land in:
•
•
•
•

Te Puna (north of Waikaraka Drive, Lochead Road and Okimoke Road);
Matapihi; (Matapihi recently went through a planning exercise where the community
sought to retain the rural character.)
Welcome Bay; and
Maketu.

14. INDUSTRIAL LAND
The investigation of land for industrial/business purposes is not a part of this Study's brief.
However, in the interests of the "Live, Work, and Play" principles of the SmartGrowth
Strategy, thought has been given as to where the closest employment areas may be located
in relation to the identified future potential residential areas. Some of the identified future
residential areas have also been identified as having future potential industrial use.
Most of the areas identified already exist as Industrial zones. However more work is required
on areas such as Lower Belk Rd. and Papamoa Foothills which are currently zoned "Rural"
but have some potential as "Industrial" land. The following table identifies these areas:

AREA
Katikati "A"

Katikati "B"

Katikati "C"

EMPLOYMENT LOCATION.
Katikati already has land zoned for
Industrial
purposes
centered
around the Marshall Road area, as
well as a Commercial zone around
the town centre along the State
Highway.
Katikati already has land zoned for
Industrial
purposes
centered
around the Marshall Road area, as
well as a Commercial zone around
the town centre along the State
Highway.
Katikati already has land zoned for
Industrial
purposes
centered

Table 7
DISTANCE TO
EMPLOYMENT

3Km.

IKm.

IKm.
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Pahoia

Youngson Road

Plummers Point

Te Puna (North and South)

Wairoa

Belk Road (Lower)

Belk Road (Upper)

Pukemapu/Neewood

Papamoa Foothills

around the Marshall Road area, as
well as a Commercial zone around
the town centre along the State
Highway.
There
are
two
areas
of
employment that are in immediate
proximity to Pahoia i.e. the Apata
Post Harvest zone and the
Omokoroa
Commercial
and
Industrial zones.
There
are
two
areas
of
employment that are in immediate
proximity to Youngson Road i.e.
the Apata Post Harvest zone and
the Omokoroa Commercial and
Industrial zones.
The closest employment zones for
Plummers Point are the Omokoroa
Commercial and Industrial zones
with the Apata Post Harvest zone
a little further away. The Te Puna
Rural Business Park is also in
close proximity.
There is already an area zoned for
Industrial purposes adjacent to Te
Puna Station Road that would
service these areas.
The closest employment zone for
this area is the Tauriko Industrial
Area.
A submission was made to the
Proposed RPS to include this land
within the Urban Limits as future
Industrial land as an extension to
the Tauriko Industrial zone. It
would probably be more suitable
for this purpose than for residential
use.
The closest employment zone for
this area is the Tauriko Industrial
Zone.
This area has ready access to all
of the Commercial and Industrial
zones within the Te Papa
peninsula
with
the
nearest
Industrial zone being Maleme
Street.
This is an area of 51.6ha ideally
suited for an Industrial zone given
its proximity to the Tauranga
Eastern Link, and it being
anticipated
as
affordable
to
develop. It could also be used for
residential development.

5Km.

2Km.

Omokoroa 5Km.
Judea 15Km.

2Km.

2Km.

4Km.

6Km.

6Km.
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Te Puke

Rangiuru

Paengaroa

Te Puke already has its own
Commercial and Industrial zones
and it would be possible to zone
some of the land on No. 3 Road IKm.
(that has been considered for
residential
use)
for
further
industrial use if this was required.
The
proposed
Rangiuru
Residential zone is immediately 1.7Km.
(Rangiuru
adjacent to the proposed Rangiuru Business Park)
Business Park.
The closest employment to this
5.3Km.
(Rangiuru
area would be the Rangiuru
Business Park)
Business Park.

15. DENSITIES
The calculation of densities is a little complex and it varies depending on whether the
calculations are being done for the recovery of Development Contributions ("DCs") or
whether they are done to calculate the number of people that would be housed in an area.
If the work was being done for DCs, then the total usable area of an urban growth area is
divided by the required density thus giving the number of potential dwelling units on which
the individual DCs are based. If, at a later stage, a school is proposed to be constructed
within the said area, then the school pays the equivalent number of DCs for the area of the
school. This enables the community infrastructure to be provided but the potential population
decreases and the infrastructure costs are recovered irrespective of whether the land use is
for residential or community uses.
If however the calculation is for the purpose of calculating how many people could be
housed in an area, then the land for community use has to be allowed for. This allowance
has been calculated as being 21 m^ per person per hectare (or 7% at 16 dwellings per ha.)
The operative RPS requires new development to achieve a target housing density of an
average net yield of 15 dwellings per hectare of greenfield development area, and an
average net yield of 20 dwellings per hectare within any identified intensification area.
Occupancy rates have been trending downwards over the last 25 years. In the late 1980s
2.5 persons per dwelling was the recognised rate and this has declined steadily to what is
now a little over 2.3 persons per dwelling. Projections averaged between 2006 to 2051 give
an occupancy rate of 2.21 persons per dwelling and this figure has been used in this
Background Report.
To accommodate the predicted population shortfall of 10,500 people, given an occupancy
rate of 2.21 persons per household, this equates to 4,750 houses. At 15 dwellings per
hectare (Residential zone) and 20 dwellings per hectare (Neighbourhood centre zone) the
average density is 16 dwellings per hectare. Therefore the land requirement would be 297ha
of developable land. However, to this must be added a further 21 m^ per person to allow for
community uses such as schools, active reserves and churches which therefore gives a total
land area requirement of 318ha.
This is the basis on which this Background Report has been prepared.
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If this dwelling density was dropped to say 12 dwellings per hectare then the land
requirement would become 417ha. At 10 dwellings per hectare it would be 497ha.
Therefore, to accommodate a population of 10,500 the difference between a density of 16
dwellings per hectare and 10 dwellings per hectare is 179ha which is nearly the equivalent of
the total residential zone of the recently rezoned Wairakei Urban Growth area. To put this
extra land requirement into a horticultural perspective, the difference between 10 and 16 lots
per hectare equates to over 1.79 million trays of Gold Kiwifruit which in 2009 returned over
$21.7m.
Other drivers of densities are services such as public transport and infrastructure. With all of
these, the higher the density the more affordable they become. With regard to public
transport, a common density that is used before any service would be considered is 14
dwellings per hectare^ but this would need to increase rapidly as the distance from the CBD
increases.
Given the importance of this subject to the SmartGrowth Residential Land Capacity and
Suitability Study Post 2041, it has been suggested that further investigation into residential
densities will be commissioned prior to the SmartGrowth Strategy Review, in order to better
inform both the Review process and the resulting draft reviewed Strategy in 2013.
The issue of densities could also be considered as part of a potential variation to the
Proposed RPS at the conclusion of the SmartGrowth Strategy Review which would take
account of the GFC and infrastructure funding impacts on SmartGrov^rth implementation.
Some of the advantages with these approaches include:
•

Having more time to assess the implications of deleting the target density provisions
from the Operative and Proposed RPS from a general impact perspective including the
urban footprint, soils, infrastructure, funding and transport.

•

The approach would provide an opportunity to undertake public consultation and obtain
support for what might be proposed.

•

The opportunity for partner engagement and discussion, along with consideration of the
views of other agencies such as NZTA, and sector groups for example. There is likely to
be considerable interest in any changes to the current policy position, both for and
against, and these need to be taken into account in a considered manner to maintain
credibility and ensure that the Strategy commitments and principles are respected.

•

Having an increased ability to examine target density options for selected locations along
with a range of other tools and the potential timeframes for their implementation.

•

The opportunity for essential links to be maintained between the SmartGrowth Strategy
and a suite of related policy instruments such as:
o
o
o
o

The Regional Policy Statement
The Regional Land Transport Strategy with its 30 year land use pattern requirement
The Regional Land Transport Programme (the investment plan)
NZTA Key Strategies including the Tauranga Eastern Link Network Plan

5

Greater Vancouver Transportation Authority - Transit Service Guidelines (2004) and Auckland Regional
Transport Authority - Auckland Passenger Transport Network Plan (2006). Both require 30 people / ha. over an
area of at least 10 ha.
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16. KIWIFRUIT
Most of the land within the sub-region that is suitable for residential development is located
on versatile soils which are already supporting horticulture in some form, with the
predominant crop being Kiwifruit.
Most of this crop is exported to Japan, Korea, China, USA, UK and Europe, earning the
country NZ$1,501 billion in 2009. A premium is paid for those crops that can be harvested
early and form part of the first exports for the season. These crops are generally from
orchards located close to the harbour margins which include the Te Puna, Plummers Point
and Pahoia areas. It follows that crops that can attract the early season premiums also carry
a premium land value.
All of the marketing of Kiwifruit outside New Zealand and Australia, is managed by Zespri,
and they have a goal to triple the earnings from Kiwifruit and double the planted area within
New Zealand by 2025. While it is difficult to foretell what the market will be like in 50 years
time, and hence its effect on the land values and availability, it should be noted that the
current market started to develop around 45 years ago and is only getting stronger. It is not
unreasonable to expect that diseases, such as PSA (v) which are causing concern in the
current environment, will be controllable in the years to come.
Development of the fruit is continuing within the industry and it is expected that a large
percentage of the current "Green" kiwifruit will change to a new variety, thus increasing the
size and value of the crop and hence the land values as well. At the same time the industry
has a further 6-7 new varieties of Kiwifruit under development which should start to come
onto the market in the next few years.
Along with the crop development is the market development. Future years will see further
development of the Chinese, Indian and other Asian markets which have huge potential, as
well as maintaining the key Japanese and European markets.
The following table shows the production from each area and the value of that production as
it related to the 2010 season. The final column shows the percentage of the total land, under
consideration in this Background Report that is in Kiwifruit production. In assessing this, an
assumption has been made that the canopy hectares of an orchard take up 70% of the total
orchard land.
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Table 8
AREA
Katikati 'A'
Katikati 'B'
Katikati ' C
Pahoia
Youngson
Rd.
Plummers
Point
Te Puna
North
Te Puna
South
Wairoa
Belk Road
Res.
Belk Road
Industrial
Pukemapu /
Neewood
Papamoa
Te Puke
Rangiuru
Residential
Paengaroa

578,370
194,029
87,685
237,817
168,570

%0F
TOTAL
CROP
0.6%
0.2%
0.2%
0.3%
0.2%

45,873
66,799
52,253
16,715

%0F
TOTAL
CROP
0.3%
0.3%
0.3%
0.1%

TOTAL
VALUE
($)
4,772,500
2,250,380
635,700
2,384,100
1,433,200

% OF LAND IN
KIWIFRUIT.
PRODUCTION.
40
22
44
14
28

522,320

0.6%

90,528

0.5%

4,993,270

28

891,518

0.9%

120,167

0.6%

8,230,800

42

1,082,248

1.2%

113,600

0.6%

9,309,800

25

40,913
960,186

0.1%
1.3%

39,188
160,085

0.1%
0.8%

861,940
9,132,580

5
52

58,395

0.1%

-

-

423,363

9

112,326

0.2%

50,884

0.2%

1,467,600

9

1,158,839
872,312

1.2%
0.8%

169,140
84,220

0.7%
0.3%

10,537,820
7,387,960

0
98
86

235,365

0.3%

98,407

0.4%

2,949,270
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GREEN
(Trays)

GOLD
(Trays)

From this table it can be seen that any one particular area does not make up a large
proportion of the total Kiwifruit production. However, there is a strong possibility that the land
values will remain high or go even higher, making the land too valuable to the sub-region,
region and nation's economy to support affordable residential development.

17. WASTEWATER
17.1 Infrastructure Background
In June 1989, TCC engaged consulting engineers to report on the future treatment and
disposal of wastewater options capable of serving the future development in the area for a
50-year period.
In September of that year the Tauranga Area Sewerage Liaison Committee was established
as a subcommittee of the Tauranga City Works Committee with the purpose of ensuring
various interest groups within the community had the opportunity to take part in and
contribute to the process of treatment and disposal options. An extensive public consultation
process was then undertaken which resulted in a number of recommendations being made
to the then Tauranga District Council, one of which was:
"That the Tauranga District Council reaffirm the statement of intent that there be no sewage
discharges into the Tauranga Harbour"
This recommendation was adopted by the Tauranga District Council on 19 December 1990.
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Since then the discharge of treated wastewater from the Chapel Street Wastewater
Treatment Plant ("WWTP") has been redirected from its old harbour discharge to Te Maunga
where it had been discharged to the ocean via the Te Maunga Ocean Outfall since 1995.
Also since that period, all wastewater planning has been on the basis of directing all
increases in flow ifrom the growing city to the Te Maunga WWTP.

17.2 Southern Pipeline
TCC is currently installing the Southern Pipeline to transfer wastewater from Welcome Bay,
Mangatapu, Ohauiti, Poike, Greerton, Pyes Pa, Pyes Pa West and the Tauriko Industrial
area to Te Maunga at an estimated cost of $102m. This will take this loading off the Chapel
Street WWTP, where it is currently treated, and allow for further infill from the City area and
also the Omokoroa wastewater to be treated at that plant.
The Southern Pipeline has been designed to cater for growth out to 2051 and includes the
future Pukemapu / Neewood Road growth area in its design capacity. However, at the time
of its design, the current 10,500 population shortfall was not envisaged and therefore
capacity was not allowed for any other peripheral growth.
This Study is looking to introduce new potential areas further south of Tauriko at Wairoa and
Upper Belk Road, and also to the west along the State Highway No.2 corridor out to
Omokoroa. No capacity for any of these new areas has been provided for in the Southern
Pipeline and there is no "spare" capacity in the Chapel Street WWTP.
In light of the identified shortfall and the areas under consideration south of the current
Southern Pipeline catchment, further modelling work has been carried out to see what extra
capacity could be accommodated into the pipeline now under construction. The modelling
work identified that, by upgrading pumps at Maleme Street and Memorial Park pump
stations, at an estimated cost of $2.5m, a further 3,600m^ / day could be obtained. Using the
flow predictions used by URS in the pipeline design of 250 l/pers/day and a peaking factor of
4, the predicted flows from Wairoa and Belk Road are as follows:

Location

Area
(Ha.)

Area for
Housing

Density

No.
of
Houses

Popn.

Peak
Flow l/s

Wairoa
Belk Rd
(Residential)
Belk Rd.
(Industrial)

342
416

271
387

15
16

4060
6190

8,970
13,680

103
158

Table 9
Daily
Flow
m^/day
2,240
3,420

130

117

82

2,830

Any combination of the above areas to a maximum of 3,600m^ could be connected to the
Southern Pipeline. To assist in making a decision as to what combination of options should
be applied, a greater understanding of the sub-region's industrial land needs is required. It is
critical that the correct selection is made at this time as it will rule out any possibility of
developing the excluded land in the future.

17.3 Other Issues
In addition to the Te Maunga and Chapel St WWTPs, there are two other wastewater
treatment plants within the sub-region i.e. one at Katikati and the other at Te Puke. A third is
located at Waihi Beach but this is outside the scope of this report.
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In Katikati the existing discharge consent expires in 2016 and this allows for a maximum
discharge of SOOOm^ per day via the ocean outfall on the seaward side of Matakana Island.
This equates to a population of 4000 people at peak wet weather flow and in the 2006
Census the population of Katikati was 3726 people.
The current situation is that the capacity of the existing discharge pipe is exceeded during
storm events and a flow balancing pond has already been constructed at the wastewater
treatment plant to counteract this. It is quite clear from this that the current SmartGrowth
projections for Katikati are unlikely to be achieved without an upgrade to the discharge
pipeline and consent.
The Te Puke WWTP has consent for a discharge of 9000m2 per day. This equates to a
population of around 12,000 people at peak wet weather flow. This consent expires in 2016.
The 2006 Census gives the population of Te Puke at 7080 people and the WWTP is
currently designed for a maximum population of 9,000 people. An upgrade to the plant is
planned that will increase the capacity to the maximum consented discharge. This allows for
further growth of 4,920 people from 2006. SmartGrowth had planned for a total population in
Te Puke of 13,000 by 2051. To accommodate this forecast would require an increase to the
current consented discharge and a further upgrading of the treatment plant.
Wastewater from Omokoroa is already piped to Tauranga. The agreement between TCC
and the WBOPDC for this pipeline allows for a maximum discharge equivalent to 12,000
people. There have been some discussions about increasing this to allow for a maximum of
13,000 people but agreement has yet to be reached on this.
As the following table shows, Katikati and Te Puke do not currently have the capacity in the
WWTPs to cater for the population forecasts set out in the SmartGrowth Strategy of 2004
and 2007.

Katikati
Te Puke
TOTAL

CURRENT
CONSENTED
WASTEWATER
CAPACITY (POPN.
EQUIV.)
4,000
12,000

SMARTGROWTH
POPULATION
PROJECTION 2051

9,210
13,000

Table 10
SHORTFALL ON
PREDICTED
2051
POPULATION
5,210
1,000
6,210

Piping wastewater for long distances is expensive and can soon become unaffordable for
smaller developments. Within the current planning framework, the Wairakei sewage will be
pumped to Te Maunga using a mixture of new pipes and pumps along with a substantial
amount of spare capacity within the existing system. Although there is a considerable cost
saving by being able to use this spare capacity, this system is barely affordable to Wairakei.
As development extends further out into Te Tumu, a completely separate system will need to
be constructed back to Te Maunga which is a distance of over 13km, and there is no "spare"
capacity within existing systems for this to make use of. This will present affordability
challenges which could be assisted by other areas joining the project and sharing the cost.
Similarly, if growth were to proceed along the State Highway No. 2 corridor, 10,500 people
(or 4,750 dwellings) are unlikely to be able to afford to lay a pipe from Te Puna to Te
Maunga. Wastewater planning generally cannot be planned for in 10 year intervals and still
be cost effective as the numbers are simply too small. TCC has completed planning for the
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50 years out to 2051 and is now implementing that plan. Further planning work needs to be
able to look at similar large populations to be both cost effective and efficient.
Therefore, with wastewater planning in place for the period out to 2051, the next major
Strategy Review should be able to address growth ahead for a significant number of years.
Demographics for this period, with any degree of statistical confidence, may not be available
for another 30 years. This however does not mean that the current planning should not be
reviewed from time to time as more up to date information comes to hand.

17.4 Wastewater Actions:
The following actions are required to facilitate further growth planning in relation to
Wastewater in the sub-region:
1. Investigate the possibility of increasing the capacities of the Katikati and Te Puke
WWTPs and discharges, thus opening opportunities for concentrating long term
development around the existing wastewater treatment plants.
2. For the post-2051 period, evaluate the options of transferring wastewater from identified
development areas to Te Maunga, versus the possibilities of constructing new
wastewater treatment plants, with ocean outfalls, in the vicinity of the proposed
developments.
3. Look into the feasibility of protecting future service corridors, by the use of easements or
designations, to ensure that the servicing of future growth can be achieved cost
effectively.

18. WATER SUPPLY
While the water supply to development areas is an issue to be considered as part of more indepth work, it has limited scope in this report for the following reasons:
•
•
•
•

The current water abstraction consents are sufficient to provide for the projected
population out past the current 2051 projections.
Water is not generally as expensive or difficult to treat and reticulate as wastewater.
Consented water sources produce a high quality product.
It is noted however that future development of kiwifruit orchards is likely to increase the
demand on sub-regional water resources.

19. TRANSPORT ISSUES
The transport network in the western Bay of Plenty sub-region is critical to the
implementation of the SmartGrowth Strategy and subsequent settlement patterns.
Integration of land use, transport and investment is a key principle of the SmartGrowth
Strategy.
While this Study focuses on the long term, any short term impacts have to be taken into
account.
It is accepted that wherever growth occurs there will be a subsequent extra loading of traffic
onto the transportation network, both local and state highway. To fully assess the effects of
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all of the possible growth combinations on the transport network would be a very expensive
project. Therefore this Background Report sets out a very high level assessment of such
potential effects.
Once some of the areas covered in this report have been eliminated from further
consideration then it will be necessary to carry out further in-depth assessments of the
intersections, local roads, state highways, and identifying other potential transport solutions
for the problems created by this growth and its location.
The NZTA is encouraging SmartGrowth to not just look at the specific intersections, but to
take a 'whole of corridor' approach to ensure that the strategic function of the transport
network as a whole is maintained and optimised. At this point, no assessment has been
made of any downstream impacts or subsequent costs on the local road and/or state
highway network of the potential residential development areas that have been identified.
The NZTA is a key partner in the delivery of the SmartGrowth Strategy to date. They have
worked with the SmartGrowth partner councils to align investment in the sub-region's
transportation network with the adopted settlement pattern set out in the Strategy. NZTA has
provided the following comments on the effects of grow/th on the State Highway network and
where they prefer the growth post 2041 to be located:
(1) NZTA's preferred location of any major future settlement areas in the short to medium
term remains in the Eastern Corridor. This is due to the significant investment that the
NZTA has made in:
a.

Harbour Link and Hewletts Road four-laning and flyover (which are currently
fully operational);
b. The Tauranga Eastern Link (due to be fully operational in 2016); as well as
c. The future proposed Maunganui/Girvan Intersection upgrade.

It is the NZTA's view that investment of this scale at a national level needs to be
optimised and supported by both land use development and transportation investment
at both a regional and local level.
(2) In the consideration of any additional proposed settlement areas via the SmartGrowth
Residential Land Capacity and Suitability Study Post-2041, optimisation of current and
committed transportation investment is a core principle for the NZTA and is part of the
Agency's investment picture when understanding and giving signals around future
investment.
(3) NZTA notes that in the current financial climate, it will be challenging to secure additional
significant investment for the sub-region's transportation network in the short to medium
term. The NZTA's position, given the current transportation network, is that the partners
optimise investment already signalled and committed.
(4) In terms of the SmartGrowth Western Corridor (SH29), the Government Policy
Statement (GPS) for land transport funding has signalled the SH1/SH29 route as
nationally significant to the economic development of New Zealand. This strategic
direction for SH1/SH29 is also signalled in the National State Highway Classification
System. Therefore, over time, if the strategic network within the Western Corridor was to
change or be upgraded, then NZTA is open to working with the SmartGrowth partners in
optimising and integrating any future transport investment with the optimal land use
development and/or settlement pattern options.
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(5) There is still a need to ensure that any growth within the sub-region continues to be fully
integrated with current and future transport constraints and opportunities, and the NZTA
welcomes the opportunity to continue to work with the SmartGrowth partners in
delivering the strategic transportation network for the sub-region.

20. CURRENT INFRASTRUCTURE CONTEXT
The existing capacity of infrastructure in the western Bay of Plenty sub-region forms an
important part of the context for this Study. Of particular note are:
•

•

•

That growth allocated to Te Puke and Katikati by SmartGrowth in 2004 and 2007 would
give nse to more capacity than what the existing wastewater treatment plants can
accommodate, but the increases are not considered sufficient to justify the funding of
any upgrades that would be required. There is no provision for wastewater at Paengaroa
(there is no provision of capacity with the Rangiuru Business Park) and therefore this
area will not be able to meet the allocated growth either.
Housing affordability challenges are starting to point in the direction of a few large growth
areas rather than multiple numbers of smaller scale sites in order to achieve economies
of scale, and reduced housing costs.
An important part of achieving a future economy of scale with infrastructure means that
once the current settlement pattern areas have been developed, there then has to be a
greater emphasis on establishing a larger catchment to support TCC's investment of
NZ$102 million in the Southern Pipeline.

21. PRE-PSA(v) VALUATIONS
To assess the effect of residential development on versatile soils, a valuer was employed to
provide an assessment of incomes generated by various activities and also the land values
according to activities. The results of this are shown in the following table:

LAND USE

NET. INCOME / Ha.

LAND VALUE / Ha.

Kiwifruit (Gold)
Kiwifruit (Green)
Avocados
Dairy Farming
Drystock Farming

$52,492
$14,463
$5,115
$3,250
$600

$300,000
$150,000
$162,500
$30,000
$2,500-$15,000

Table 11
RETURN ON LAND
VALUE
17.5%
9.6%
3.1%
10.8%
24% - 4%

These values are pre-PSA(v) averages and while some may be lower, some will also be
higher. The net income shown is before Interest and Tax. The land value is plus site and
location allowance. Some updated work on these values will be completed once the PSA(v)
situation has been further clarified.
The following paragraph is an extract from the "Assessment of Residential Feasibility" report
prepared by Andrew Mead in conjunction with this report:
"... development viability constraints may require land values to reduce below the
underlying rural land values for some uses. If this occurred land with a higher underlying
rural value than a development value would not be developed as the developer would not
be able to afford to pay market value for the land, let alone any premium above this."
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Clearly this makes planning for residential development a challenge where land values are
such that it is unlikely that all of the land would be developed for that use in the foreseeable
future.
Given the increasing cost of services (i.e. Development Contributions), land over or around
$150,000 per hectare becomes more of a challenge to develop into a viable residential
subdivision.
This Background Report also considered whether it was viable to develop the flatter land of
large blocks for residential purposes, and leave large areas of steeper land that are neither
farmable due to the lack of winter feed paddocks or sub-dividable into Rural residential
blocks due to the steep terrain. It was identified that farming activities would no longer fit with
the adjacent residential use due to issues with smell, noise and domestic animals. It was
also considered that forestry would also be a fire risk in the dry season and future log
extraction within a residential area would have a number of challenges as well. The growing
of Manuka for honey production was an option but this also is susceptible to fires.
Regeneration of native bush was also an option but this would require a sizable budget and
ongoing maintenance for a number of years.
Any development involving this sort of land will require careful management to ensure that
the undevelopable areas do not for example, become large unmanaged areas of noxious
weeds or with absentee owners. Sensibly planned development of the non-residential areas,
taking the topography and land use, into account, will be required.
The full report on this is available separately.

22. COST OF SERVICES
In this Background Report reference has been made to the increasing cost of servicing
residential land. It should be understood that these increases are not simply due to inflation.
Earlier development of urban grov^h areas within Tauranga City and the Western Bay of
Plenty District (in the early 1990s) was able to make use of existing services or had relatively
short connections to existing services. Also, this growth was around the periphery of
Tauranga with few direct connections to the State Highway network.
Now, as growth options get further from the established areas and there is no more capacity
left in the existing services, far more extensive work is required to provide the water,
wastewater and transport services. In addition to this the increasing cost of the land has
seen the cost of providing reserves to the basic level of service become a very expensive
exercise.
As the available land gets further from the treatment plants, the cost of providing the
necessary pipe work becomes too expensive for smaller communities. Therefore the
economies of scale of larger communities become the only way (other than external
subsidies) to ensure that these services are affordable. A similar issue arises for connections
to the State Highways where costs can vary from approximately $2m for a roundabout to
$30m plus for a grade separated interchange.
These cost issues make it very difficult to plan for populations of only 10,000 people - 4,000
houses - where the cost of providing the services becomes too high to enable a developer
to provide affordable land.
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An example of this is the Southern Pipeline which is over 15Km long and, with nearly 39,000
households to pay for it, is still costing over $4,200 per dwelling unit without any other
wastewater reticulation costs. To service a Plummers Point, Youngson Road, and Pahoia
node around Omokoroa, a pipeline would need to be in the order of 24 Km long with less
than 12,000 houses to pay for it.

23. ASSESSMENT
FEASIBILITY

OF

RESIDENTIAL

DEVELOPMENT

An Assessment of Residential Development Feasibility has been prepared for each potential
development area. The aim of this work was to develop a framework for assessing the
relative feasibility of various locations where greenfields development may occur in the subregion out to 2051. This methodology was then applied to the locations identified in this
Background Report.
This approach provides a good comparison of the relative feasibilities of residential
development for each of the areas under consideration. It needs to be viewed in the
following context:
•
•
•

That it is a desktop analysis with a strong rational economic focus
That it has been undertaken at one point in time
That it is one element in the four well beings approach set out in the Local Government
Act 2002 and an analysis of the rest of the well beings needs to sit alongside this work.

The following is an extract from the Assessment that identifies the issues affecting
development in the current climate:
"
it is important to recognise upfront that many of the potential growth locations
considered in this report would not be viable to develop in the current environment. It should
be noted that the current financial viability challenges apply to delivering both new owneroccupied housing and new rental housing.
While this is a realistic, although reasonably bleak, assessment it should be realised that
over time these current challenges may be overcome, especially if central government's
objective to create parity between Australian and New Zealand incomes can be realised. In
the long-term, if household incomes do not rise substantially faster than increases to the
price of sections and new houses, it will be very difficult for the current development viability
issues to be overcome as housing affordability will not improve.
Because there is no guarantee that the current development viability challenges will be
resolved in future (or that they won't actually get worse) it is prudent to at least identify and
consider which locations would have the most chance of being viable development locations
from a market perspective if these challenges persist.
It should also be noted that it is not just the Western Bay of Plenty sub-region that is
grappling with development viability and housing affordability issues. All regions in New
Zealand with significant growth have the same issues to some degree which is evident in the
historically low nationwide building consent, house sales and section sales data, as well as
the many failed property developments around the country, including in Tauranga itself"
The following table has been copied from the Assessment of "Residential Development
Feasibility" report and shows the relative feasibility of development for each of the areas
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under consideration as well as a comparison to other areas in the sub-region where
development has occurred or will occur in the future. The results from this table have been
included in the Assessment Criteria in Appendix 2.
It should be noted that the rankings from the development viability assessment broadly align
with the rankings arrived at in Table 5 of this report.
NOTE: A full copy of this report is attached as Appendix 7.
Table 12
Ranking

1
2

3=
3=
3=
66=
6=

9
10=
10=
10=
10=
14
15
16

Area

1Demand factors
| Supply factors
1Distance to Land
Per
lot Development
<jmployment characteristics development contributions
iS>
higher
costs
<jrder
<services

Papamoa
i3
Bethlehem f 3
Papamoa
'3
Hills
Pukemapu {3
Rd
The Lakes 5
Wairakei
4
Belk Rd
Te Puke
;
Wairoa
!
Neewood
!
Rd
Katikati C
Te Puna ^
South
Te Tumu
Ci
Omokoroa
;
Katikati B
Te Puna '\
North
Pahoia
;i
Katikati A
Rangiuru
;I
Youngson
;3
Rd
Paengaroa ;?
Plummers
;3
Pt

Land
capability

Sub
total

Ability
of
land
price
to
adjust

Total

5
5
3

5
5
5

5
5
5

5
5
5

23

0

25
25
23

4

5

3

5

22

0

22

4
4
4
4
5
4

3
5
5
5
2
3

4
3
3
4
3
3

5
5
5
5
5
4

21
21
21
21
20
19

0
0
-1
-1
0
0

21
21
20
20
20
19

4
5

5
5

5
2

5
5

20
21

-1
-2

19
19

4
5
5
5

5
5
5
4

2
2
1
2

5
5
5
5

19
21
17
20

0
-3
0
-4

19
18
17
16

4
5
3
3

4
5
5
3

1
1
1
1

5
5
5
5

17
17
16
15

-1
-1
0
0

16
16
16
15

3
4

5
3

1
1

5
5

16
16

-2
-3

14
13

24. OPTIMUM NUMBER OF GROWTH FRONTS
Population growth does not increase merely because there are more areas where growth is
taking place. It means that most areas will have slower uptake rates and some areas will
develop at the expense of others. Also it will take longer to pay for the cost of the
infrastructure required to service some of these areas. While these recoveries are in
progress, there is often a considerable level of debt sitting on a Council's balance sheet
which has to be serviced at the expense of infrastructure funding. Also, Councils are
required to fund the depreciation of infrastructure once it is constructed.
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Ideally, from a Council's point of view, having only one front open at a time ensures that the
most efficient rate of recovery of infrastructure costs. However this can also limit market
competition and market options; potentially allowing prices to rise.
Ideally development should be restricted to two fronts only with each providing for different
types of market i.e. one beach/coastal area and one inland area. However in reality,
development is likely to occur on three or four fronts in order to provide market opportunities.
The balance sheet impacts on TCC of having too much development on too many fronts in
the early 1990s should be avoided.

25. THREATS AND OPPORTUNITIES THAT STILL REMAIN
The following table provides an assessment of the relative Threats and Opportunities for
each potential development area:

AREA
•
•

•
Katikati - A

•
•
•

•
•

Katikati - B

•
•

•
•
Katikati - C
•

CONSTRAINTS
Loss of Kiwifruit
production.
No capacity in the sewer
discharge pipe to cater for
any of this land.
Possible uncontrolled fill
in some areas.
Coastal erosion
Connection to the State
Highway.
Given that SmartGrowth
has already allocated
6560 dwellings to Katikati,
is it realistic to allocate
further growth to the area.
Connections to State
Highway.
No capacity in the sewer
discharge pipe to cater for
any of this land.
Possible uncontrolled fill
in some areas.
Given that SmartGrowth
has already allocated
6560 dwellings to Katikati,
is it realistic to add further
growth to this area.
Connection to State
Highway.
No capacity in the sewer
discharge pipe to cater for
any of this land.
Given that SmartGrowth
has already allocated
6560 dwellings to Katikati,
is it realistic to add further

•
•

•
•

Table 13
OPPORTUNITIES
Easily developable.
Supports development of
the Katikati commercial
centre.
Good economy of scale
for the Industrial land.
Builds on the existing
social infrastructure.

• Easily developable and
ready market.
• Supports development of
the Katikati commercial
centre.
• Good economy of scale
for the Industrial land
• Not all planted in kiwifruit.
• Builds on the existing
social infrastructure.

• Easily developable.
• Supports development of
the Katikati commercial
centre.
• Good economy of scale
for the industrial land
• Not all planted in kiwifruit.
• Builds on the existing
social infrastructure.
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AREA
•

Pahoia.

•
•
•

•
•
Youngson Road

•

•

•
•
Plummers Point
•

•
•
Te Puna North

•
•
•
Te Puna South.

•
•

•
Wairoa

CONSTRAINTS
growth to this area.
Connection to State
Highway - this is currently
marginal.
Probable uncontrolled fill
Expensive extension of
wastewater.
Expensive to construct a
road independent of the
State Highway connecting
to Omokoroa.
Expensive extension of
wastewater.
High earthworks
component.
Areas of uncontrolled fill

OPPORTUNITIES
• Not all planted in kiwifruit.
• Could be an extension of
the Omokoroa UGA.
• Possible to construct a
road independent of the
State Highway connecting
to Omokoroa.
• Has the ability to contain
at least 9,990 people.

• Access to SH2 could be
built in conjunction with
Omokoroa.
• Supports development of
the Omokoroa
Commercial centre.
• Supports Omokoroa
Industrial area.
• Just under 50% in
pastoral use.
Connection to State
• Supports development of
Highway - this is currently
the Omokoroa
marginal.
Commercial centre.
Expensive extension of
• Supports Omokoroa
wastewater.
Industrial area.
Largely planted in
• Possible to construct a
kiwifruit.
road independent of the
State Highway connecting
Potential for uncontrolled
to Omokoroa.
fill.
• Existing large passive
reserve.
• Has the ability to contain
11,160 people.
Long Harbour edge.
• Readily marketable with
views available to some
Connection to State
lots and proximity to
Highway. Current
harbour.
planning is for this area to
• Has the ability to contain
remain as a greenbelt.
9,860 people.
Potential uncontrolled fill.
• Will support the currently
zoned industrial land.
Some areas of steeper
topography.
• The land is likely to be
readily marketable.
Two access points to
State highway
• Relatively handy to
Tauranga.
Substantially planted in
• Potential to be able to
Kiwifruit.
contain 23,740 people.
Current planning is for this
area to remain as a
greenbelt.
Potential to be fragmented • Proximity to Tauranga.
If capacity were available in
by recent approved
the wastewater system.
subdivision
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AREA

Upper Belk Road

Belk Road Industrial

Pukemapu / Neewood

CONSTRAINTS
• Large areas currently
identified as floodable will
need filling.
• Potential Cultural issues
with land adjacent to the
river bank.
• Large amount of
earthworks required.
• Significant access issues
particularly with the State
Highway.
• Nearly all planted in
Kiwifruit.
• Significant access issues
in relation to the existing
connection to State
highway.
• Significant access issues
in relation to the existing
connection to State
highway
• Current Rural /
Residential subdivision
allowed on Ohauiti Road
• Large amount of
earthworks required on
the Ohauiti side of the
area.
• Will result in a large
amount of unproductive
land on the Ohauiti side.

Papamoa Foothills

Te Puke

Rangiuru Residential

• All developed in Kiwifruit.
• Insufficient Wastewater
capacity under current
discharge consent.
• This is dependent upon
the development of
Rangiuru Business Park
for servicing of water and
wastewater.
• Largely developed in

OPPORTUNITIES
development of this land
would assist in the cost
recovery of the "Southern
Pipeline".
• Has the ability to contain
all of the current
population shortfall.
• Willing developer
• Very little Kiwifruit
development.
• Has the ability to contain
8,970 people.
• Easily developable.
• Excellent vistas of the
City, harbour and adjacent
rural areas.
• Has the ability to contain
13,680 people.
• No significant impact on
views.
• Willing developer.
• Within the current Urban
Limits Line.
• Has been allowed for in
the Wastewater and
Transportation planning.
• Will build on existing
social infrastructure.
• Has the ability to contain
10,280 people.
• Wastewater servicing
would be via the future Te
Tumu Trunk main.
• Water servicing is
relatively close.
• Less than 20% in
horticulture.
• Easy land to develop.
• Opportunity to improve
the SH2 intersection.
• Will build upon the
existing social
infrastructure.
• Would have the general
support of NZ1 A.
• Provides for housing
adjacent to the Rangiuru
Business Park
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AREA
•
•
•

Paengaroa

•

•
•

CONSTRAINTS
Kiwifruit.
Difficult to market.
No social infrastructure.
This is dependent upon
timing and capacity of the
development of Rangiuru
Business Park
development for servicing
of water and wastewater.
Connection to State
highway will require
upgrading.
Difficult to market.
Limited social
infrastructure.

OPPORTUNITIES

• Provides for housing in
close proximity to
Rangiuru Business Park
• Only about 50%
developed in Kiwifruit.
• Builds upon an existing
residential centre.
• Located adjacent to the
TEL and in proximity to
highways leading to the
eastern BOP and Rotorua

26. CONCLUSIONS
This Background Report commenced as an investigation into where to locate an estimated
shortfall in the SmartGrowth population projections of 2004 of 10,500 people. The issues
that have arisen as this investigation proceeded have meant that the report is one that has
identified that there are many development constraints facing the sub-region in the future
with no obvious simple solutions.
The population shortfall has risen from 10,500 to 16,700 due to the limitations of the Katikati
and Te Puke wastewater treatment systems.
In conclusion, the significant issues to be noted for Stage 3 of this project include:
1. The possibility of the Southern Pipeline being upgraded to carry a further 3600m^ of
wastewater by upsizing pumps at Maleme St. and Memorial Park Pump Stations.
2. There being three areas in the Tauriko area that could support Residential and/or
Industrial development and connect to the Southern Pipeline. The available capacity in
the Southern Pipeline would only allow one of those areas and part of another to be
connected.
3. The need to consider and balance the sub-region's needs with existing Central
Government direction for land transport. For example, transport investment signals
indicate the need to optimise existing investment and networks. The NZTA have
expressed strong signals for any future residential/industrial development to occur in the
SmartGrowth Eastern Corridor, given recent significant investment in the Harbour Link,
Hewletts Road and Tauranga Eastern Link projects; the latter being a Road of National
Significance.
4. The need to consider sub-regional settlement patterns in the wider context. In particular,
with regard to transport, there is a need to recognise that additional development in the
SmartGrowth Western and Northern Corridors (SH29 and SH2) will encounter conflict
with the function of those corridors; especially given SH29 is the National Freight Route
between the Port of Tauranga, western Bay of Plenty sub-region and the Upper North
Island.
5. The demand and location for different types of industrial land not being fully understood
at present. More work on this is required before decisions can be made as to what areas
at the end of the Southern Pipeline should be developed.
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6. The cost of wastewater disposal is a significant issue which cannot be addressed in
small increments. The next planning stage should be for at least the twenty year period
post 2041 which should help to provide economies of scale.
7. Current planning for the Te Puna area being a "Green Wedge" between Tauranga and
Omokoroa. There could be considerable opposition to any potential residential
development in this area.
8. Most of the options for the location of new growth are largely located on prime versatile
soils.
9. The financial returns on Kiwifruit (particularly the 'Gold" variety) mean that the land
values are often too high to provide for affordable residential development. PSA(v) is
seen as a short term issues. Over the longer term, highly versatile land will have a
premium either because of a resurgence in Kiwifruit or other crops.
10. Current analysis indicates that no growth areas along the Eastern Corridor are viable
though this situation will change as post GFC recovery begins to take effect. In the
meantime, there may need to be policy changes eg moving away from full cost recovery
in order to assist development viability.
11. It being crucial that infill and intensification within Tauranga City is maximized as this
provides the most cost-effective infrastructure and most suitable land for further
development.
12. Given the difficulty in finding suitable, affordable land for future development it is
essential that dwelling yields are maximised. The higher the density, the lower the cost of
infrastructure per dwelling and the greater the reduction of the impact of the footprint on
agricultural and horticultural land.
13. The Pukemapu / Neewood Road area remaining as an area for future development.
While this area is already included within the RPS Urban Limits, it had been included in
this Study to test its suitability for development.
14. The sub-region's growth rate requires continual monitoring and, given the predicted
growth levels, a further planning project looking forward another 50 years needs to be
carried out every 10 years.
15. This Background Report covers a wide range of analysis and identifies that most sites
contain a number of limitations. Care needs to be taken when progressing the findings of
this report to ensure that we do not go down the path of committing further resources to
sites that do not warrant the work.

27. FURTHER WORK ARISING
This Background Report has identified the following works that need to be done to allow
further consideration of the SmartGrowth Residential Land Capacity and Suitability Study
Post-2041:
(1) For the post-2041 period, evaluate the options of transferring wastewater from identified
development areas to Te Maunga, versus the possibilities of constructing new
wastewater treatment plants, with ocean outfalls, in the vicinity of the proposed
developments.
(2) Investigate the possibility of increasing the capacities of the Katikati, and Te Puke
WWTPs and discharges, thus opening opportunities for concentrating long term
development around the existing wastewater treatment plants.
(3) Ground truth the WBOPDC's future rural population capacities based on the number of
existing lots and the subdivision framework of the reviewed District Plan.
(4) Investigate the feasibility of protecting future service corridors, by the use of easements
or designations, to ensure that the servicing of future grow/th can be achieved cost
effectively.
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(5) Prepare a report, updating existing industrial land requirement reports, and identify
where the industrial land should best be located including provision for high load bearing
activities.
(6) Following the industrial land requirement and location report, a further report should be
prepared, making recommendations as to which of the three options (Wairoa, Lower
Belk Road and Upper Belk Road) should be developed and connected to the Southern
Pipeline.
(7) Following the industrial land requirement and location report, a decision needs to be
made as to whether the Papamoa Foothills area should be for either residential or
industrial development, to allow that area to proceed to Stage 3 planning.
(8) The need to consider and balance the sub-region's needs with existing Central
Government direction for land transport. For example, transport investment signals
indicate the need to optimise existing investment and networks. The NZTA has
expressed strong signals for any future residential/industrial development to occur in the
SmartGrowth Eastern Corridor, given recent significant investment in the Harbour Link,
Hewletts Road and Tauranga Eastern Link projects; the latter being a Road of National
Significance.
(9) The need to consider sub-regional settlement patterns in the wider context. In particular,
with regard to transport, there is a need to recognise that additional development in the
SmartGrowth Western and Northern Corridors (SH29 and SH2) will encounter conflict
with the strategic function of those corridors; especially given SH29 is the National
Freight Route between the Port of Tauranga, the western Bay of Plenty sub-region and
the Upper North Island
These are issues that need to be worked through as settlement pattern issues are taken to
the next stage of this Study as well as the SmartGrowth Strategy Review taking into account
the need for additional work.
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APPENDIX 1

LONG TERM SETTLEMENT PATTERN
ASSESSMENT CRITERIA.

Appendix 1
LONG TERM SETTLEMENT PATTERN ASSESSMENT CRITERIA.
Score each corhdor Allocation Area against the four Allocation Assessment Criteria on a scale of 1 to 5 and identify fatal flaws as 0.
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Northern.
Katikati A

Katikati B

Katikati C

Katikati D

Pahoia

This large area is a peninsula bounded by
the existing SmartGrowth boundary in the
west and the harbour on all other sides
Topography is gentle to slightly rolling.

This is a large area bounded by Tetley
Rd to the Northwest, SH No.2 to the
west, and the harbour to the northeast
and southeast. Topography is gentle to
rolling.
The area is bounded by NZTA
designation ( Katikati by-pass) to the east,
the Uretara stream to the north and west,
and Wharawhara Rd to the south.
Rawaka Drive crosses the northern
quadrant from east to west. Topography
is Tolling'. About 75 % of the area is in
kiwifruit orchard with the balance in
drystock or other less productive use. The
area north of Rawaka Dr to the Uretara
stream is deemed floodable.

This area covers the entire Pahoia
Peninsula bounded by the State Highway
2 to the South, Waipapa Estuary inlet to
the east and intersection of State
Highway 2. The East Trunk Railway cuts
through
the
Peninsula.
Pahoia
is
dentified within the Minden Area Unit,
Limited growth is projected for this area.
No specific statistics exist for Pahoia,

^lummers Point This area covers the entire Plummer's
Point Peninsula bounded by the State
Highway 2 to the South and intersection
of State Highway 2 and the East Trunk
Railway to the West.
Te Puna (North) This area consists of the bottom section
of a wide peninsula jutting into the
Tauranga harbour. It is a large area
bounded by: SH 2 to the south, Te Puna
Station Rd to the east, Tauranga harbour
0 the west and the railway to the north.
Topography is rolling interspersed with
solated steeper embankments / gullys.
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((VALUE!

The area is in addition to the existing
identified SmartGrowth area north of
Busby Rd This area is a thinnish strip of
land opposite Phillip Walter Drive. The
area is bounded by the existing
SmartGrowth 'boundary' to the south, SH
2 to the east. A ridge (south of Lindemann
Rd) to the north and the 4m contour line
to the west. Topography is low-lying and
'flat'. The splayed out area to the east is
deemed floodable to approx RL 2m. This
floodable area is roughly bounded by an
un-formed 'paper' road to the south.

Youngson Rd. The area is located adjacent to the
Omokoroa Peninsula with access via
State Highway 2 via Barrett Road,
^lummer Road and Esdaile Road. The
and is generally sloping topography and
utilised for horticultural and pastoral
arming practices.

Te Puna
South)

4

This area consists of the bottom section
of a wide peninsula jutting into the
Tauranga harbour. It is a large area
bounded by: SH 2 to the south, Te Puna
Station Rd to the east, Tauranga harbour
0 the west and the railway to the north.
Topography is rolling interspersed with
solated steeper embankments / gullys.
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Weighting Factor = 3
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approach which approach which
Integrates land integrates land
use and
use and
transport.
transport.
Wairoa.

Belk Road
(Lower)

Belk Road
(Upper)

Southern

Pukemapu /
Neewood

Pyes Pa

Bounded by the Wairoa River and State
Highway 29, the area extends from the
Belk Road intersection with State
Highway 29 in the WBOP to the River
Oaks / Cotter Way subdivision off
Cambridge Road in Tauranga City.
Approximately 60 - 70% of this area
consists of steep to rolling hill country with
contours ranging from RLIOm to RL
60m.The balance of the area ( 30 -40%)
is floodable to RLIOm The area is
bounded by: The Wairoa River to the
south-west, SH29 to the north-east and
the TCCffVBOP district boundary to the
north-west The extreme south-west end
comes to a point opposite the Belk
Rd/SH29 Intersection,
This area begins directly south-east of the
intersection between State Highway 2 and
Belk Road. It is then bounded by State
Highway 2 and upper Omanawa Road to
the west and the TCC Boundary to the
nonh and east (as far as 800m past Belk
Road's junction with Wintrebe Lane). The
area boundary then follows west across
and above the kiwifruit orchards on uppe
Griffin Road until meeting the Omanawa
Stream where the boundary then flanks
this feature until reaching it's southern
most boundary at 255 Omanawa Road
(which is in Multiple Maori ownership).
The feature resembles an L shape or
boomerang shape.

This area includes the land located within
the upper plateau above Belk Road It
Includes narrow strips of land either side
of the entire length of Belk Road as
determined by geographical constraints
such as hdgelines and gullies. The area
includes all of Griffin Road and blocks off
Melville Road and Lawry Lane. The areas
which have been chosen are hence those
flat
areas
which
are
also
highly
productive.
The Pukemapu / Neewood area is located
to the south of the existing Ohauiti
development and is bounded to the north
by that current development. The eastern
boundary is formed by Ohauiti Road
which, when past the Rowe Road
intersection it forms part of the southern
boundary. The Waimapu stream then
forms the remainder of the southern
boundary and all of the
Western
boundary up to where Pukemapu Road
crosses the Waimapu stream.
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This area Includes land either side of
Pyes Pa Road (SH29)from Takitimu Drive
in the north to the paper road connection
of Joyce Road in the south. It Includes
land off Gasson Lane, Merrick Road The
area
is contained
by
geographical
constraints on either side. .

161

4

167

158

0

0

0

1

Access to Infrastructure
Weighting Factor = 3

CORRIDORS

CORRIDOR
ALLOCATION
AREAS

DESCRIPTION OF AREA

TRANSPORT
NZTA

TRANSPORT
LOCAL
NETWORK

SEWER

Natural Resources
Weighting Factor = 2

WATER

STORMWATER

Taking a
Taking a
corridor
corridor
approach which approach which
integrates land integrates land
use and
use and
transport.
transport.
Eastern

Papamoa
Foothills

ECOLOGICAL
FEATURES/
VALUES.

LANDSCAPE
FEATURES /
VALUES

Development Constraints
Weighting Factor = 1

VERSATILE
SOILS

NATURAL
HAZARDS
COASTAL

Cultural
Weighting Factor = 1

GEOTECHNICAL
(including
slips/land stability)

NATURAL
HAZARDS
FLOOD

Not
Not
Not
compromising compromising
compromising
landscape
versatile soils
ecological
features/values features/values

ARCHAEOLOGICAL
SITES

CULTURAL
SITES

Impact on
archaeological sites

Impact on
Tangata
Whenua
resources

Analysis
Weighting Factor = 2

MAORI
LAND

LAND
FRAGMENTATION

PROXIMITY TO
EMPLOYMENT

MARKET
DESIRABILITY

Impact Land Fragmentation
index (less than
on Maori
I H a . Ownership)
land

EXISTING
BUILT
ENVIRONMENT

Weighting Factor =3

PRODUCTIVITY
FACTOR

DEVELOPMENT
CONSTRIANTS

Type of existing
development.

Type of rural
land use
(Horticultural /
Pastoral / Dairy)

15 Dwellings per
Ha.

SIZE OF
AREA

SOCIAL

FUNDING/
ECONOMIC
ANALYSIS

SCORE

166

This area Is made up of two distinc
areas, one centred around Taranakl Lane
(shown as Area A) and the other arounc
the Welcome Bay/State Highway No. 2
Intersection, (shown as area B)
Area "A" is bounded to the north by the
ECMT Railway and to the south by
Welcome Bay road. To the east Is a
property boundary running generally
north/south from the ECfvtT Rallvjay to
Welcome Bay road and to the west the
boundary fdllows the 15m contour line
Taranakl
Lane
runs
approximately
north/south through the middle of this
land.
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Area "B" is 200m further eastwards from
area "A" and is also bounded to the north
by the ECMT Railway and to the south by
Welcome Bay Road. The eastern
boundary is formed by the 10m contour
and the western by the 15m contour. The
reason that the western boundary is
higher than the eastern is that the flood
plain that forms the separation of area "A"
and "B" is at a higher level than the land
to the east of area "8". The area Is
subdivided by SH No.2.
Te Puke

Maketu

Paengaroa

Rangiuru
Residential

This area is located along No.3 Road and
includes the land on the eastern side of
the road from Whitehead Avenue to
opposite the No. 4 Road intersection and
on the western side from Te Puke Quarry
Road to No. 4 Road intersection. The
eastern limit being the top of the
escarpment of the Ohineangaanga
Stream and the western limit being the
top of the escarpment to the Atuaroa
Stream.
The area under consideration is that rural
land to the east of Arawa Avenue and the
existing residential development off
Williams Avenue, south to the point where
Arawa Avenue takes a sharp turn to the
west and that block of land on the
western side of Arawa Avenue from a
point just north of the Bledlsloe Park
Avenue intersection south to the westerly
section of Arawa Avenue, All known as
Maketu A144, Maketu A125 S Maketu A
126.

The area chosen for review sits adjacent
to and would be a continuation of the
existing residential zone. This existing
development forms the area's western
boundary. The area is then bounded by
the ECMT to the north and by Black Road
to the South. The lower eastern boundary
follows the outer edge of a floodable zone
and then upwards along the edge of a
arger
farm
block
which
clearly
distinguishes itself from a number of
smaller properties closer to the existing
residential development.

This area is located just east of the
Rangiuru business zone and is bounded
to the north by Kelly Road, to the
southeast by Maketu Road and to the
south west by the proposed Tauranga
Eastern Link. The western boundary is Te
Tumu Road and the eastern boundary is
the eastern boundary of Lot 2 DPS 88635
and Pukaingataru B25B2B3 block.
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Industrial
Bell Road

This area Is located towards the eastern
end of Bell Road on Its northern side. The
northern and eastern boundary Is formed
by the Tauranga Eastern Link and the
western boundary is the western side of
Lot 1 DPS 69624,

APPENDIX 2

AREA ASSESSMENT COMMENTS

SmartGrowth Settlement Pattern Review

Corridor

Northern

Area

Katikati - A
This is a large area is a peninsula, bounded by the existing SmartGrowth boundary in the west and the harbour
on all the other sides.. Topography Is gentle to slightly rolling.

Description of Area

The current dwellings population as at 2006 for Katikati is 1587 (dwellings) and 3579 (population). This is
estimated to increase by 2345 (dwellings) to 3932 (total dwellings) by 2051, with a planned population increase
of 5178 (population) to a total population of 8757.

Smart-Growth Principles

Access to
Infrastructure

The area links in with the wider Katikati Growth areas identified under SmartGrowth. The addition of this area
gives effect to the 'Live, Work and Play concept of SmartGrowth, however is located over areas of large
horticultural production. Therefore it is considered that any urban development will impact on the natural
resource (being versatile soils) and also main economic base that supports the sub-region. Spatially the site
adjoins the existing Katikati growth areas, and therefore connects in well with this localised urban area. The
area is able to form part of the wider structure planning and integrated transport planning that will need to occur
^ ^ ^ | for Katikati into the future to manage the existing planned growth. Coastal values will only be protected where
there is significant setbacks put in place, otherwise the natural character of the harbour edge will be
compromised, impacts on cultural values are unknown, however there are no known cultural sites of
significance that will be affected. If the existing infrastructure can be utilised, such as the Waste Water
Treatment Plant, then development will be efficient, otherwise it will be considered inefficient due to the cost of
upgrades required.

Transport - NZ 1A

The main link would be directly west down Beach Rd to the town or north. This would put a lot of pressure on
the Beach Rd/ SH2 intersection. Tetley Road is being managed to avoid traffic issues, with controls put in
place through Plan Change 56. However Tetley Road will be used to access the Marshall Road industrial zone
for employment, and likely SH2 via the new layout proposed as part of the new bypass design.
Current planning for the bypass is to start at Wharawhara Road with a roundabout which could also service the
area.
Capacity issues associated with wider SH2 corridor between Katikati and Tauranga, with no commitment at this
stage for upgrades. Urban nature of majority of intersections likely to be utilised, along with distance

'•^Km

Transport - Local
Network

The area is bisected east - west by Beach Rd. Beach Rd has two other minor local roads coming off at right
angles, one to the north (Pukakura Rd) and one to the south ( un-named road largely serving Hume pac'n'cool
and Councils WWTP). Links to town, north and south are as described above.

Sewer

Katikati has a wastewater treatment plant consisting of wetlands and aerated lagoons. These discharge into an
outfall pipe which crosses the harbour and Matakana Island to discharge 600m offshore into the Bay of Plenty.
With the population of Katikati at the 2006 census being 3579 people, this discharge pipe is already unable to
cope with wet weather flows and a balancing tank has been constructed adjacent to the wastewater treatment
plant to help accommodate this situation. Any further growth in Katikati can only take place if this discharge
pipeline is upgraded. The current discharge consent is for 3000m^ per day (approx. 4000 people) and expires in
2016.

Water

There are 3 reservoirs within the Western Supply Zone which Katikati is located within. 1 is located in
Wharawhara Road (4500m3 and an additional 1000m3 planned in 2020), and two in Anthenree (2250m3 each
with no planned upgrades). Current long term planning also identifies that based on current growth projections
that an additional 2250m3 will need to be provided for within the Western Supply Zone. Access to existing
system meets the test of proximity. Access to the existing system meets the test of proximity. There is an
exiting 100mm diameter main running along all the local roads serving the area. However, due to the pipe
diameter, upgrading is likely. Current long term upgrading plans to meet SmartGrowth development projections
could be brought forward by say 3 years to meet any additional demand placed within this growth area.

Stormwater

The required falls appear to be sufficient with the land all elevated above the harbour edges. Any development
will require mitigation of increased run-off and water treatment before discharging into the harbour..

Ecological
Features/ Values

Natural Resources

Landscape
Features/ Values

Ecological areas are present around the margins of the Peninsula, bordering on the Tauranga Harbour.

There is a 300m 'set-back' landscape feature from the harbour edge. This would likely be retained in some
form or other if this area was re-zoned. If the site is identified for future growth is anticipated that significant
setbacks would need to be retained/imposed to retain the natural character of the harbour margins from
inappropriate subdivision, use and development. Further landscape studies may be required to determine
appropriate development within the context of this harbour margin.
This 300m Landscape Management Area is divided into two distinct areas; being the area 0-40m from MHWS
and the area 40-300m from MHWS. These are managed differently under the Proposed Western Bay of Plenty
District Plan.
Within the 0-40m area, all development requires resource consent and is assessed against a number of
landscape criteria within Section 6 - Landscape.
Within the 40-300m, more flexibility is provided as buildings are permitted activities subject to a number of
performance standards including those relating to height, reflectivity, earthworks and native vegetation removal.

Versatile Soils

Versatile Soils are identified as 100% high. The Land Cover database identifies that are as being a mix of
Orchard and other Perennial Crops and High Producing Exotic Grassland and small areas of short rotation
cropland.
The soil type is a Katikati Sandy Loam.

I Developnnent
Constraints

Natural Hazards Coastal

Erosion around the coastal escarpments can occur and this would need to be addressed in a geotechnical
report.

Cultural

Analysis

Natural Hazards
Flood

There are some minor floodable 'strips 'around the harbour margins, extending in from the harbour with two
larger areas on the northern and southern 'tips'.

Geotechnical
(including relic
slips/land stability)

Ground levels range from 4.0m to 8.0m. The chosen contours of slopes below 18 degrees should minimise any
risk. The entire area is in fact even less than this slope. Earthworks would probably be minor for road
construction and lot development; otherwise the area appears suitable for development without any significant
constraints identified.

Archaeological
Sites

None known

Cultural Sites

None known

Maori Land

N/A

Land
Fragmentation

No significant blocks under IHa. Fragmentation is such that it should not hinder future residential development.

Proximity to
Employment

The nearest employment is the Marshall Rd. Tetley Rd. Industrial zone - 3Km. away.

Market Desirability

This would be easily marketable land given its long coastal margin with attractive views and its proximity to
the Katikati Town Centre. However, the demand for new housing in Katikati is not high with an average of
45 Code of Compliance Certificates issued annually between 2006 and 2009 - the boom years. This
equates to 5.6% of the new residential market between Katikati and Paengaroa.
Councils aerial photographs show that the area has quite a lot of existing dwellings / farm buildings as well as
including packhouses and Councils WWTP.

Existing Built
Development

This is a 'Post Harvest Zone' within the Proposed District Plan located on Beach Road.
The location of the wastewater plant has the potential to create reverse sensitivity effects, particularly as
most of this area is down wind of the prevailing winds.

Productivity Factor

High- area appears to be mostly kiwifruit, with a small portion of avocado cropping and grazing.
2010 Kiwifruit Production: Green 578,370 trays
Gold
45,873 Trays
40% of the land is planted in Kiwifruit.

Development
Constraints

There are no real constraints to the development of this land.

Size of Area

The total area is 281.9 ha, not including the WWTP, existing infrastructure assets and any setbacks to
protect landscape/ecological areas.

Social

All small town social needs are available within 2.5Km.

Funding/ Economic
Analysis

Comments

Score 1. See Assessment of Residential Development Feasibility Report - Appendix 5

SmartGrowth Settlement Pattern Review

Corridor

Northern

Area

Katikati - B
This is a large area bounded by Tetley Rd to the north-west, SH 2 to the west and the harbour to the north-east
and south-east. Topography is gentle to rolling.

Description of Area

The current dwellings population as at 2006 for Katikati is 1587 (dwellings) and 3579 (population). This is
estimated to increase by 2345 (dwellings) to 3932 (total dwellings) by 2051, with a planned population increase
of 5178 (population) to a total population of 8757.

Smart-Growth Principles

Access to
Infrastructure

The area links in with the wider Katikati Growth areas identified under SmartGrowth. The addition of this area
gives effect to the 'Live, Work and Play concept of SmartGrowth, however is located over areas of horticultural
production and High Producing Exotic Grassland. The area links in with the wider Katikati Growth areas
identified under SmartGrowth. Therefore it is considered that any urban development will impact on the natural
resource (being versatile soils) and also main economic base that supports the sub-region. Spatially the site
adjoins the existing Katikati growth areas, and therefore connects in well with this localised urban area. The
area is able to form part of the wider structure planning and integrated transport planning that will need to occur
s H l for Katikati into the future to manage the existing planned growth. However the area shares a long boundary
with Katikati's new Industrial area and reverse sensitivity will be an issue. Coastal values will only be protected
where there is significant setbacks put in place, otherwise the natural character of the harbour edge will be
compromised. Impacts on cultural values are unknown, however there are no known cultural sites (other than
an urupa) of significance that will be affected. If the existing infrastructure can be utilised, such as the Waste
Water Treatment Plant, then development will be efficient, otherwise it will be considered inefficient due to the
cost of upgrades required.

Transport - NZTA

NZTA have had input into the structure plan links through the Tetley / Marshall Rd industrial zone to SH2,
however these matters have not been completely resolved.
Capacity issues associated with wider SH2 corridor between Katikati and Tauranga, with no commitment at this
stage for upgrades. Many potential SH access points would require upgrades (e.g. Tetley Road)

Natural Resources

Transport - Local
Network

The area has Tetley Rd running along the entire north-western 'frontage'. There are two other minor roads
cutting into the site at the southern end. Topography appears easy in terms of road design/ construction. The
links to the state-highway would be subject to the outcomes of the NZTA meetings mentioned above. The area
is in reasonable proximity to Katikati CBD.

Sewer

Katikati has a wastewater treatment plant consisting of wetlands and aerated lagoons. These discharge into an
outfall pipe which crosses the harbour and Matakana Island to discharge 600m offshore into the Bay of Plenty.
With the population of Katikati at the 2006 census being 3579 people, this discharge pipe is already unable to
cope with wet weather flows and a balancing tank has been constructed adjacent to the wastewater treatment
plant to help accommodate this situation. Any further growth in Katikati can only take place if this discharge
pipeline is upgraded. The current discharge consent is for 3000m^ per day (approx. 4000 people) and expires in
2016.

Water

There are 3 reservoirs within the Western Supply Zone which Katikati is located within. 1 is located in
Wharawhara Road (4500m3 and an additional 1000m3 planned in 2020), and two in Anthenree (2250m3 each
with no planned upgrades). Current long term planning also identifies that based on current growth projections
that an additional 2250m3 will need to be provided for within the Western Supply Zone. Access to existing
system meets the test of proximity. Access to existing system meets the test of proximity. There is an exiting
100mm diameter main running along the Tetley Rd 'frontage' to the site. There is an existing 200mm diameter
main running down Marshall Rd to the Tetley Rd intersection. There are proposed upgrades as part of
SmartGrowth including extension of the 200mm main north along Tetley Rd. Further upgrading would be likely
to service this area. The system has some current spare capacity. Current Long term upgrading plans (above
SmartGrowth) could be brought forward by say 3 years.

Stormwater

The required falls appear to be sufficient with the land all elevated above the harbour edges. Any development
will require mitigation of increased run-off through Treatment and detention ponds.

Ecological
Features/ Values

Ecological areas are present around the margins of the Peninsula, bordering on the Tauranga Harbour.

There is a 300m 'set-back' landscape feature from the harbour edge. This would likely be retained in some
form or other if this area was re-zoned. If the site is identified for future growth it is anticipated that significant
setbacks would need to be retained/imposed to retain the natural character of the harbour margins form
inappropriate subdivision, use and development. Further landscape studies may be required to determine
appropriate development within the context of this harbour margin.

Landscape
Features/ Values

This 300m Landscape Management Area is divided into two distinct areas; being the area 0-40m from MHWS
and the area 40-300m from MHWS. These are managed differently under the Proposed Western Bay of Plenty
District Plan.
Within the 0-40m area, all development requires resource consent and is assessed against a number of
landscape criteria within Section 6 - Landscape.
Within the 40-300m, more flexibility is provided as buildings are permitted activities subject to a number of
performance standards including those relating to height, reflectivity, earthworks and native vegetation removal.
There is a long row of Category 1 Protected Redwood Trees off Segdemoor Lane.

Versatile Soils

Versatile Soils are identified as 100% high. The Land Cover database identifies that are as being a mix of
Orchard and other Perennial Crops and High Producing Exotic Grassland.
The soil type is a Katikati Sandy Loam.

Natural Hazards Coastal

N/A

Natural Hazards
Flood

There are some minor floodable 'strips 'around the harbour margins, extending in from the harbour with two
larger areas on the northern and southern 'tips'.

Development
Constraints

"^^H

Cultural

Analysis

Geotechnical
(including relic
slips/land stability)

Ground levels range from 4.0m to 28.0m, however, the high ground is confined to some ridges/knobs located
within the southern third of the site. The balance of the site ranges from 4.0m to 16.0m. The chosen contours
of slopes below 18 degrees should minimise any risk. Moderate Earthworks would probably be required to ease
the contours for road construction and lot development

Archaeological
Sites

1 pa site (with pits).

Cultural Sites

An urupa exists on the lower edge of the harbour margin. Cultural Site (29) located end of Tetley road in
reserve land.

Maori Land

Maori land is located at the southern end of the site. These areas are to be excluded from any assessment.

Land
Fragmentation

Large proportion of single ownership lots of good size.

Proximity to
Employment

This land is immediately adjacent to the Marshall Rd./Tetley Rd. Industrial zone. 1 Km.

•^
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Market Desirability

Given its proximity to the Katikati Town Centre and the employment, this land would be quite marketable. It
would provide good views of the harbour but a lot of this part of the harbour is tidal and the views may not
be as attractive as other areas. However, the demand for new housing in Katikati is not high with an
average of 45 Code of Compliance Certificates issued annually between 2006 and 2009 - the boom years.
This equates to 5.6% of the new residential market between Katikati and Paengaroa.

Existing Built
Development

Councils aerials show that most of the existing buildings are confined to the southern end of the site, and
mainly within the Maori Land holding which is to be excluded. The balance of the area only has about 4
(dwellings/ sheds).

Productivity Factor

Low to high- area appears to be a mixture of kiwifruit, avocado and grazing.
2010 Kiwifruit Production: Green 194,029 trays
Gold
66,799 Trays
22% of the land is planted in Kiwifruit.

Development
Constraints

Development of this land would require a reasonable amount of earthworks but the density of 15 lots/Ha.
should be achievable.

Size of Area

The total area is 177 ha, not including existing infrastructure assets and any setbacks to protect
landscape/ecological areas.

Social

This area is within 2Km of the Katikati town centre where most social needs can be catered for. Primary
and a Secondary school is also close to the town centre.

Funding/ Economic
Analysis

Score 2. See Assessment of Residential Development Feasibility Report - Appendix 5
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Comments

