Plummers Point
This area covers the entire Plummer's Point Peninsula bounded by State Highway 2
to the South and othenA/ise by Tauranga Harbour. The topography is rolling with
some smaller steeper areas. The area has a total area of 377 hectares with
approximately 315 hectares of this being developable. This could accommodate
approximately 4,730 houses at 15 dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 11km from the existing Tauranga urban boundary
at Bethlehem via SH2 and 18km from the Tauranga city centre.
Score: 3 out of 5.
Land characteristics and local amenity
Plummers Point has a ridge that runs down the middle of it in a north / south direction
similar to Pahoia. The land generally slopes away from this ridge towards the east
and the west to the harbour. Harbour views would be possible from much of this land
and all houses would be within about 500m of the harbour. Access to direct sunlight
is not an issue. An existing primary school exists in Plummers Point. The nearest
secondary schools would be in Katikati or Tauranga. Very limited neighbourhood
shopping facilities exist in nearby Whakamarama with slightly better facilities in Te
Puna and Omokoroa with the Omokoroa retail offering likely to expand in the future
to eventually include a supermarket.
Score: 4 out of 5.
Per lot development costs
This area would require significant earthworks which are estimated at an average of
$300,000 per hectare.
Score: 3 out of 5.
Development contributions
Development contributions in this area are likely to be high due to:
• The cost of connecting to the State Highway Network.
separated interchange may be required.

Ultimately a grade-

• The cost of constructing a wastewater pipe back to Tauranga. It should be noted
that alternately a wastewater treatment plant could be built in the vicinity. While
this would still be expensive it may be cheaper that a pipe back to Tauranga.
There would be insufficient capacity to connect to the current wastewater pipe
from Omokoroa to Tauranga.

33

• Likely to be significant cost associated with upgrading / building water treatment
plants, reservoirs and trunk pipes.
• Significant need for lead infrastructure to be built to allow development to
commence which means that interest costs would be high.
Score: 1 out of 5.
Land capability
While some of the land in this area would not be developable because it is low lying
or too steep it could still be used for rural residential / lifestyle properties or for rural
purposes. As such no land capability issues exist.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be high as per the land
values in the WBOPDC rating database for this area.
Score: 2 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has identified
significant land assembly issues in this location. The average property size in this
area is relatively small (1.8 hectares) and a significant percentage of land is held in
relatively small properties.
Score: 1 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Te Puna North
This area consists of the end section of a wide peninsula jutting into the Tauranga
harbour. It is a large area bounded by Wairoa River to the east, Tauranga harbour to
the north and west and the railway to the south. Topography is flat to rolling
interspersed with isolated steeper embankments / gullies. A significant portion of the
northern area is multiple owned Maori land. The area is 376 hectares in size with
approximately 298 hectares being developable. This would provide capacity for
approximately 4,470 houses at 15 dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 7km from the existing Tauranga urban boundary at
Bethlehem via SH2 and 14km from the Tauranga city centre.
Score: 4 out of 5.
Land characteristics and local amenity
The land in Te Puna North is gently rolling. Much of it would have some harbour
views and the whole area is in close proximity to the harbour. The orientation of the
land is northwards toward the sun. Some neighbourhood shopping facilities are
located in Te Puna with more extensive facilities in nearby Bethlehem, including a
supermarket. An existing primary school is located in Te Puna and the nearest
secondary schools are in nearby Tauranga.
Score: 5 out of 5.
Per lot development costs
This area would require significant earthworks which have been estimated at an
average of $200,000 per hectare.
Score: 4 out of 5.
Development contributions
Development contributions in this area are likely to be high due to:
• The cost of connecting to the State Highway Network. Ultimately a gradeseparated interchange may be required. Such an intersection is already planned
as part of the Tauranga Northern Arterial and as such the full cost of this may not
fall on developers.
• The cost of constructing a wastewater pipe back to Tauranga. It should be noted
that alternately a wastewater treatment plant could be built in the vicinity. While
this would still be expensive it may be cheaper that a pipe back to Tauranga.
There would be insufficient capacity to connect to the current wastewater pipe
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from Omokoroa to Tauranga. Because Te Puna is closer to Tauranga than other
areas like Plummers Point, Youngson Road and Pahoia the cost of a trunk
pipeline would be lower.
• Likely to be significant cost associated with upgrading / building water treatment
plants, reservoirs and trunk pipes.
• Significant need for lead infrastructure to be built to allow development to
commence which means that interest costs would be high.
Score: 2 out of 5.
Land capability
While some of the land in this area would not be developable because it is low lying
or too steep it could still be used for rural residential / lifestyle properties or for rural
purposes. As such no land capability issues exist that might affect development
viability.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be very high as per the land
values in the WBOPDC rating database for this area.
Score: 3 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has identified
significant land assembly issues in this location. The average property size in this
area is relatively small (1.1 hectares) and a significant percentage of land is held in
relatively small properties.
Score: 1 out of 1.
Multiple owned Maori land
There is only a very small amount of multiple owned Maori land in the area itself.
However it is bordered by a large area of multiple owned Maori land which otherwise
is good developable land.
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Te Puna South
This area consists of the main section of a wide peninsula jutting into the Tauranga
harbour. It is a large area bounded by SH2 to the south, Wairoa River to the east,
Tauranga harbour (inlet) to the west and the railway to the north. Topography is
rolling interspersed with isolated steeper embankments / gullies and flatter areas of
orchards. It has a total area of 819 hectares of which approximately 716 hectares
would be developable. This would provide capacity for approximately 10,740 houses
at 15 dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 6km from the existing Tauranga urban boundary at
Bethlehem via SH2 and 13km from the Tauranga city centre.
Score: 4 out of 5.
Land characteristics and local amenity
The land in Te Puna South is gently sloping towards the north with smaller pockets of
land that face different directions. There are limited inner harbour views in some
areas and rural views in others. This area is well orientated towards the sun. This
area is also located close to the existing local shopping centre in Te Puna and larger
town centre in Bethlehem where a supermarket is located. While the area does not
front the harbour it is in very close proximity (1-2km). A primary school is located in
Te Puna and secondary schools are located close by in Tauranga.
Score 5 out of 5.
Per lot development costs
This area would require moderate earthworks which have been estimated at an
average of $105,000 per hectare.
Score: 5 out of 5.
Development contributions
Development contributions in this area are likely to be high due to:
• The cost of connecting to the State Highway Network. Ultimately a gradeseparated interchange may be required. Such an intersection is already planned
as part of the Tauranga Northern Arterial and as such the full cost of this may not
fall on developers.
• The cost of constructing a wastewater pipe back to Tauranga. It should be noted
that alternately a wastewater treatment plant could be built in the vicinity. While
this would still be expensive it may be cheaper that a pipe back to Tauranga.
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There would be insufficient capacity to connect to the current wastewater pipe
from Omokoroa to Tauranga. Because Te Puna is closer to Tauranga than other
areas like Plummers Point, Youngson Road and Pahoia the cost of a trunk
pipeline would be lower.
• There is likely to be significant cost associated with upgrading / building water
treatment plants, reservoirs and trunk pipes.
• Significant need for lead infrastructure to be built to allow development to
commence which means that interest costs would be high.
Score: 2 out of 5.
Land capability
While some of the land in this area would not be developable because it is low lying
or too steep it could still be used for rural residential / lifestyle properties or for rural
purposes. As such no land capability issues exist.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be moderate as per the land
values in the WBOPDC rating database for this area.
Score: 1 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has identified
significant land assembly issues in this location. The average property size in this
area is relatively small (2.4 hectares) and a significant percentage of land is held in
relatively small properties.
Score: 1 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Wairoa
Bounded by the Wairoa River and State Highway 29, the area extends from the Belk
Road intersection with State Highway 29 in the WBOP District 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. The balance of the area (30
-40%) is floodable.
It has a total area of 342 hectares of which between
approximately 342 hectares and 271 hectares is developable (depending on the
amount of earthworks undertaken). This would provide capacity for approximately
4,070 houses at 15 dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 2km from the existing Tauranga urban boundary at
the beginning of the Tauriko business estate and The Lakes residential subdivision
via SH29 and 11 km from the Tauranga city centre.
Score: 5 out of 5.
Land characteristics and local amenity
The land in this area has steep to rolling contours although significant earthworks
would resolve these issues. The land is generally orientated towards the north and
the sun. Views to the Wairoa River and rural land around would be pleasant. It is
located close to primary and secondary schooling as well as to the proposed
shopping centre in Tauriko.
Score 5 out of 5.
Per lot development costs
On the basis that all the land is developed, lot development costs would be relatively
high due to the large amount of earthworks required to fill low lying land and to get rid
of steep escarpments. Lot development costs would be significantly lower if the
more difficult land was not developed but this would be offset by there being fewer
sections to sell and the need to purchase land that was not developable and to find
an alternate use for this land.
Likely earthworks costs have been estimated at an average of 500,000 per hectare.
Score: 2 out of 5.
Development contributions
Development contributions are likely to be similar levels to that in Wairakei given the
probable need to partly fund improvements on the State Highway and the need to
bring water and wastewater trunk pipes some distance. Stormwater costs may be
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somewhat lower relative to Wairakei given that large amounts of detention storage
(stormwater ponds) would not be required.
Development contributions would however be significantly lower than they would be
in greenfield areas far from existing infrastructure such as Pahoia, Plummers Point,
Rangiuru and Paengaroa.
Score: 3 out of 5.
Land capability
On the basis that all the land in this area is developed there would be no land
capability constraints. Even if the more difficult parts of this area were not
earthworked to permit development there would be other uses for that land e.g. rural
residential, grazing. Given this, there are no significant land capability constraints in
this area.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be low as per the land
values in the WBOPDC rating database for this area.
Score: 0 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Belk Road
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 flat areas which are also highly productive.
It has a total area of 387 hectares of which the whole area is assessed to be
developable. This would provide capacity for approximately 5,810 houses at 15
dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 7km from the existing Tauranga urban boundary at
the Tauriko business estate and The Lakes residential subdivision via SH29 and
16km from the Tauranga city centre.
Score: 4 out of 5.
Land characteristics and local amenity
The Belk Road area is flat, elevated land with a deep gully on both sides. The land
has a north / south orientation and development could easily be designed to ensure
maximum direct sun light. Wide vistas out to Tauranga City and the harbour exist.
The closest existing primary school would be in Tauriko or the proposed primary
school in the Lakes. Secondary schooling is close by in Tauranga. Belk Rd is
reasonably close to the proposed Tauriko shopping centre which would provide the
nearest shopping facilities.
Score 4 out of 5.
Per lot development costs
Lot development costs are likely to be relatively low due to the minimal amount of
earthworks required. Earthworks have been estimated at $40,000 per hectare.
Score: 5 out of 5.
Development contributions
Likely to be significant costs associated with connecting to the State Highway
Network and to extend trunk water and wastewater services.
Development
contributions are likely to be comparable with the existing Wairakei area but
significantly less that the proposed Rangiuru industrial area and other greenfield
areas far away from existing infrastructure.
Score: 3 out of 5.
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Land capability
100% of the area identified is usable. There should be no issues associated with
developers having to purchase land that is undevelopable.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be moderate as per the land
values in the WBOPDC rating database for this area.
Score: 1 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maon land is located in this area.
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Pukemapu Road
The Pukemapu Road area is of an even contour climbing steadily to the south. This
area combined with the adjoining Neewood area is 370 hectares of which 310 are
developable. This would provide capacity for approximately 4,650 houses at 15
dwellings per hectare.
It should be noted that this excludes a large undevelopable area in the form of a
steep escarpment along the northern boundary and the Waimapu stream boundary
along the western side. There is an area of approximately 17 hectares in the southeastern segment which is generally too steep for residential development but could
support a rural/residential lifestyle.
The Pukemapu Road area is an existing post 2021 growth area in the SmartGrowth
Strategy. It is being reconsidered in the Land Capacity and Suitability Study due to
some concerns that were identified about the suitability of it for development.
Distance to employment centres and higher order services
The area is located approximately 3km from the existing Tauranga urban boundary in
the vicinity of Maleme Street / Cheyne Road via Oropi Road and 10km from the
Tauranga city centre.
Score: 5 out of 5.
Land characteristics and local amenity
The land in this area is orientated towards the northwest which would ensure good
sunlight. The land is rolling which poses no significant issues for constructing
sections.
Views would be limited mainly to the immediate rural surrounds.
Neighbourhood shopping would be located approximately 5 minutes drive away in
Greerton which is also where the nearest primary schools are located. Secondary
schools are located close by in Tauranga.
Score: 4 out of 5.
Per lot development costs
Earthworks required in this area are likely to be moderate.
estimated at an average of $105,000 per hectare.

They have been

Score: 5 out of 5.
Development contributions
Development contributions may be relatively moderate in this area if large costs
associated with upgrading connections to the State Highway Network at the Oropi
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Road intersection can be avoided. There will be a significant cost to build a new two
lane bridge across the Waimapu Stream, to upgrade existing roads and to bring trunk
wastewater services to the boundary. These trunk wastewater costs are likely to be
reasonably comparable to the Wairoa and Belk Rd areas.
Score: 3 out of 5.
Land capability
While there are significant amounts of undevelopable land in this area they could be
used for large lot / rural residential. Therefore there would be no issues associated
with developers having to purchase significant amounts of undevelopable land which
may prove to be a significant and costly liability.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be low as per the land
values in the WBOPDC rating database for this area.
Score: 0 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Neewood Road
This area accessed off Ohauiti and Neewood Roads. The land is a lot more broken
with steeper slopes than the Pukemapu Road area. Large quantities of earthworks
would be required. Of the undevelopable land, one area of 104 hectares is located
centrally in the block and is currently farmed. It is difficult to see what use this land
could be put to if all of the flatter - hay paddock - land is taken for residential use.
This area combined with the adjoining Neewood area is 370 hectares of which 310
are developable. This would provide capacity for approximately 4,650 houses at 15
dwellings per hectare. This excludes the large amount of undevelopable land
referred to above.
The Neewood Road area is an existing post 2021 growth area in the SmartGrowth
Strategy. It is being reconsidered in the Land Capacity and Suitability Study due to
some concerns that were identified about the suitability of it for development.
Distance to employment centres and higher order services
The area is located approximately 4km from the existing Tauranga urban boundary at
Ohauiti via Ohauiti Road and 12km from the Tauranga city centre.
Score: 5 out of 5.
Land characteristics and local amenity
There is a real mix in the orientation of the land in this area from land well orientated
to the sun to land that is reasonably poorly orientated to the sun. The same can be
said about views; some areas would have panoramic views out towards the harbour
or pleasant rural views while other areas would have very limited views. The areas
that have been identified as developable are undulating but do not present any
significant concerns. Primary schooling and local shopping is provided reasonable
close by in Ohauiti although no supermarket is currently located within close
proximity. Secondary schooling is located in Tauranga.
Score: 4 out of 5.
Per lot development costs
Development costs in this area are likely to be significant, particularly in some area.
They have been estimated at an average of $300,000 per hectare.
Score: 3 out of 5.
Development contributions
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Development contributions may be relatively moderate in this area if large costs
associated with upgrading connections to the State Highway Network at the
Welcome Bay Road and Poike Road intersections can be avoided. There will be a
significant cost to upgrade existing roads and to bring trunk water and wastewater
services to the boundary. These trunk water and wastewater costs are likely to be
reasonably comparable to the Wairoa and Belk Rd areas. A large amount of
earthworks would be required in this area which would add to the cost of delivering
infrastructure.
Score: 3 out of 5.
Land capability
There are significant amounts of undevelopable land in this area that developers
would have to purchase and find an alternate use for. Property valuation advice from
Middleton Valuation suggests that the current value of this undevelopable land is
minimal - $2,500 per hectare for grazing land with steep hills, scrub or pines. As
such the cost of purchase this land would be immaterial in the scope of total land
development costs. The major problem seems to be finding a viable alternate use
(or uses) for this land, although there do appear to be some options e.g. regeneration
of native bush. Overall it seems that the large amount of undevelopable land in this
area would not prove to be a huge constraint for development viability but it is
recommended that further work be undertaken to confirm this.
Score: 4 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be low as per the land
values in the WBOPDC rating database for this area.
Score: 0 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Papamoa Hills
This area is located in the general vicinity of the intersection between SH2 and
Welcome Bay Road. It is 51 hectares in size. 47 of these hectares are developable.
At 15 lots per hectare it could accommodate 710 dwellings.
Distance to employment centres and higher order services
The area is located approximately 1km from the existing Tauranga urban boundary at
Domain Road, Papamoa and 15km from the Tauranga city centre.
Score: 5 out of 5.
Land characteristics and local amenity
This area is flat although slightly elevate from surrounding land. There would be
some rural views around the edge of the area but otherwise there would be no views.
There would be no problem ensuring development is orientated towards the sun.
The area is located within close proximity of the TEL. Neighbourhood shopping
facilities including two supermarkets as well as primary and secondary schooling is
located a short drive away in Papamoa.
Score: 3 out of 5.
Per lot development costs
Lot development costs are likely to be low due to there being no constraints that
would necessitate any significant earthworks. Earthworks costs have been estimated
at $80,000 per hectare.
Score: 5 out of 5.
Development contributions
The only significant cost to permit residential development in this area is cost of
laying of sewer trunk main back to the Te Maunga treatment plant. There would be
an opportunity for this cost to be shared with Te Tumu.
There would be some reading upgrade costs that come with development in any
location, but no major costs of connecting to the State Highway Network. This
connection would be via Welcome Bay Road and the existing State Highway
alignment to the TEL at the Domain Road interchange. This interchange if 100%
NZTA funded.
Score: 5 out of 5.
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Land capability
All of the land in this area has been identified as being capable for development.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be low as per the land
values in the WBOPDC rating database for this area.
Score: 0 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Te Puke
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
of the area is the top of the escarpment of the Ohineangaanga Stream and the
western limit of the land is the top of the escarpment to the Atuaroa Stream. The
area directly adjoins the existing urban area of Te Puke.
It has a total area of 204 hectares of which 190 of them have been assessed as
developable. This would provide capacity for approximately 2,850 houses at 15
dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 11km from the existing Tauranga urban boundary
at Domain Road via SH2 and 25km from the Tauranga city centre.
Score: 3 out of 5.
Land characteristics and local amenity
This area is gently sloping towards the north and is therefore well orientated towards
the sun. There would be limited views. The area is located close to the Te Puke
town centre and other amenities in the town including primary and secondary
schools.
Score: 4 out of 5.
Per lot development costs
Lot development costs are likely to be low due to there needing to be only a minimal
amount of earthworks and the lack of any other constraints that may increase costs.
Earthworks costs have been estimated at an average of $40,000 per hectare.
Score: 5 out of 5.
Development contributions
The development contributions in this area are likely to be relatively low given that:
• it is located on the boundary of the existing township
• significant existing infrastructure already exists (particularly roads) which could be
upgraded rather than new infrastructure having to be built from scratch
• no major costs associated with connecting to the State Highway Network as Te
Puke will be bypassed by the TEL, although the intersection between No. 3 Road
and the existing State Highway would have to be upgraded

49

The only major cost is likely to be an upgrade to the capacity of the Te Puke
wastewater treatment plant (which would require resource consent) and its share of
the Waiari water treatment plants and associated trunk mains.
Score: 4 out of 5.
Land capability
All of the land in this area has been identified as being capable for development.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be low as per the land
values in the WBOPDC rating database for this area.
Score: 0 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Rangiuru
This area is located just east of the proposed 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.
It has a total area of 164 hectares of which 155 have been assessed as developable.
This would provide capacity for approximately 2330 houses at 15 dwellings per
hectare.
Distance to employment centres and higher order services
The area is located approximately 20km from the existing Tauranga urban boundary
at Domain Road, Papamoa via SH2 and 34km from the Tauranga city centre.
However, this is likely to reduce slightly to about 18km and 32km respectively once
the TEL is complete.
Score: 2 out of 5.
Land characteristics and local amenity
This area is very flat and at the same level as the surrounding land. As such it would
offer no views but development could readily be designed to orientate towards the
sun. It is relatively distant from existing primary and secondary schools and a
neighbourhood shopping centre.
Score 3 out of 5.
Per lot development costs
Earthworks costs in this area will be low. They have been estimated at an average of
$40,000 per hectare.
Score: 5 out of 5.
Development contributions
Development contributions in this location are likely to be very high due primarily to
the lack of existing infrastructure, the significant distance trunk water and wastewater
services would need to be laid, and the need to connect to the State Highway
Network (TEL) via a grade-separated interchange. It is likely that development
contributions would be similar to those in the proposed Rangiuru industrial area
where they are currently estimated to be $1.2m per hectare including capital and
interest costs or $1.44m per hectare if inflation is also allowed for.
Score: 1 out of 5.
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Land capability
All of the land in this area has been identified as being capable for development.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be low as per the land
values in the WBOPDC rating database for this area.
Score: 0 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has not
identified significant land assembly issues in this location.
Score: 0 out of 1.
Multiple owned Maori land
Approximately 15% of the land in this area is multiple owned Maori land.
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Paengaroa
This area sits adjacent to and 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. It has a total area of 93 hectares
of which 90 have been assessed as developable. This would provide capacity for
approximately 1,350 houses at 15 dwellings per hectare.
Distance to employment centres and higher order services
The area is located approximately 24km from the existing Tauranga urban boundary
at Domain Road, Papamoa via SH2 and 38km from the Tauranga city centre.
However this is likely to reduce to about 20km and 34km respectively once the TEL
is complete.
Score: 2 out of 5.
Land characteristics and local amenity
This area is very flat and at the same level as the surrounding land. As such it would
offer no views but development could readily be designed to orientate towards the
sun. There is a primary school located in Paengaroa and small neighbourhood
shopping centre. The nearest secondary school is in Te Puke.
Score 3 out of 5.
Per lot development costs
The cost of creating sections in this location should be low due to the minimal
amount of earthworks required because the land is flat and because soil conditions
are good for urban development. Earthworks costs in this area have been estimated
at $40,000 per hectare.
Score: 5 out of 5.
Development contributions
Development contributions in this location are likely to be very high due primarily to
the lack of existing infrastructure, the significant distance trunk water and wastewater
services would need to be laid, and the cost of connecting to the State Highway
Network. While the cost of connecting to the State Highway Network may be lower
than in other areas if grade separation is not required, this cost saving is offset by the
additional distance trunk services have to be laid compared to an area like Rangiuru.
It is likely that development contributions would be similar to those in the proposed
Rangiuru industrial area where they are currently estimated to be $1.2m per hectare
including capital and interest costs or $1.44m per hectare if inflation is also allowed
for.
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Score: 1 out of 5.
Land capability
All of the land in this area has been identified as being capable for development.
Score: 5 out of 5.
Underlying rural land value
The underlying rural land values in this area are likely to be moderate as per the land
values in the WBOPDC rating database for this area.
Score: 1 out of 3.
Land assembly
The property size and land fragmentation data set out in Appendix 4 has identified
significant land assembly issues in this location. The average property size in this
area is relatively small (2.1 hectares) and a significant percentage of land is held in
relatively small properties.
Score: 1 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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5.0

Results

This section sets out the results from applying the assessment framework to the
potential residential growth areas that have been identified. This includes four parts:
1.
2.
3.

Overall ranking of each area
Conclusions about each area
Comparison with existing growth areas

Overall ranking of each growth area
The three following tables provide an overall ranking of all the areas being assessed.
The first table (Table 2) provides an overall ranking of each area based on land
prices being a constant amount that exceeded the land value of all underlying rural
land uses. If this assumption was considered to be appropriate then this table
provides the ranking of growth areas from most to least financially viable.
The second table (Table 3) incorporates an additional factor related to the ability of
land prices in a particular area to adjust downwards. All areas are identical in this
regard expect in relation to the value of the underlying land uses and the amount of
land assembly that is required which adds time, cost and difficulty. Some land uses
like kiwifruit and lifestyle having relatively high land values and other uses like
grazing and dairy farming having relatively low land values. This table provides the
most useful ranking of growth areas if it was assumed that land prices for
development to be viable may have to be lower than some of the higher value rural
land uses.
The third table (Table 4) provides a ranking of only the supply side factors (i.e. those
that affect the cost of delivering sections to market). It may be useful to consider this
separately because in an environment where housing affordability and development
viability are highly constrained, people may accept living in less desirable locations if
section and house prices are significantly cheaper than they are in other areas.
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Over the last 20 plus years the amount paid for developable land in Tauranga has
generally exceed even the highest value rural land uses such as kiwifruit orchards.
While this may not be the case right at the moment due a number of adverse factors
facing the property market it is feasible that in the long-term this trend may continue,
especially if housing affordability constraints are reduced through rising incomes.
If the land values of underlying rural uses were irrelevant. Table 2 shows that the
most viable development areas would most likely be Papamoa Hills, Pukemapu
Road, Belk Road, Te Puke and Te Puna South. Aside from Te Puna South these are
all areas where the cost of Council provided infrastructure (development
contributions) is likely to be relatively low or moderate.
The Table shows that there are a number of areas where development is likely to be
significantly less viable. This is due primarily to Council fund infrastructure costs
being high and even prohibitive.
There is significant variability between the highest and lowest scoring areas.
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To reiterate, this Table provides the most useful ranking of growth areas if it was
assumed that land prices for development to be viable may have to be lower than
some of the higher value rural land uses.
As would be expected the financial viability of areas where underlying rural land
prices are high and/or developers will have to assemble land through site
amalgamation has reduced compared with the previous Table. The areas most
affected by this are Te Puna North and South, Plummers Point and Paengaroa. In
these areas underlying rural land prices are relatively high and lot sizes are relatively
small.
The relative financial viability of areas where there is more scope for land prices to
adjust downwards has improved. This includes areas such as Neewood Road and
Wairoa.
Once the ability of land prices to adjust downwards has been taken into account, the
most viable areas for development appear to be Papamoa Hills, Pukemapu Road,
Belk Road, Te Puke and Wairoa. These results are very similar to the results in
Table 2 with the only change being that Te Puna South drops out and is replaced
with Wairoa.
Comparing with Table 2, the range between the highest and lowest scores has
increased.
Table 4: Ranking of areas based solely on development costs
Supply factors
Area

Per lot
development
costs

Development
contributions

Land
capability

Sub
total

Ability of
land price to
adjust

Total

Revised
ranking

Papamoa Hills

5

5

5

15

0

15

1

Katikati C

5

5

5

15

-1

14

2

Te Puke

5

4

5

14

-1

13

3=

Pukemapu Rd

5

3

5

13

0

13

3=

Belk Rd

5

3

5

13

-1

12

5

Katikati B

5

1

5

11

0

11

6=

Rangiuru

5

1

5

11

0

11

6=

Wairoa

2

3

5

10

0

10

8=

Neewood Rd

3

3

4

10

0

10

8=

Te Puna South

5

2

5

12

-2

10

8=

Katikati A

5

1

5

11

-1

10

8=

Paengaroa

5

1

5

11

-2

9

12=

Pahoia

4

1

5

10

-1

9

12=

Youngson Rd

3

1

5

9

0

9

12=

Te Puna North

4

2

5

11

-4

7

15

Plummers Pt

3

1

5

9

-3

6

16
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This Table focuses on the cost of creating finished residential sections and ignores
the issue of whether each area is desirable from a demand point-of-view. The Table
identifies that the least costly areas to develop are likely to be Papamoa Hills, Katikati
C, Te Puke, Pukemapu Rd and Belk Rd.
The areas of Papamoa Hills, Te Puke, Pukemapu and Belk Road are the highest
scoring areas even when demand factors are considered. Katikati C is however a
different story. It does not score well once demand factors are taken into account.
This means that, if the demand constraints are not as major as been assessed or
that they could be overcome in some way, that the Katikati C area would be a
relatively low cost development area (it should be noted that the same is true for
Katikati A and B so long as development in these areas was constrained to only 800
houses).
If underlying land values were considered not to be an issue, Te Puna South would
also score well from a development cost perspective.

Conclusions about each area
Katikati A and B: These are both great pieces of land for development however there
are some significant constraints to development being viable. Firstly, there is already
a large amount of other development envisaged for Katikati in the SmartGrowth
Strategy and given its significant distance from Tauranga City there are significant
question marks about whether a large amount of additional growth could be
sustained. Secondly, from a development cost point-of-view the cost of expanding
the capacity of the existing wastewater treatment plant and outfall pipeline would
almost certainly be prohibitive. This would be required after approximately 800
houses are built. These areas have relatively high value underlying land values
associated with kiwifruit orchards and lifestyle values.
Katikati C: This area scores very well in terms of development costs being low.
Because it is a small area it could be developed without the need to expand the
existing wastewater treatment plant and outfall pipeline. The only major constraint to
development in this area is that there is already a large amount of other development
envisaged for Katikati in the SmartGrowth Strategy and given its significant distance
from Tauranga City there are significant question marks about whether further growth
could be sustained. If demand proved not to be an issue it would be an ideal
development location all be it relatively small in the scale.
Pahoia: This area scores well in relation to land characteristics but not so well in
relation to its locational characteristics as it is a reasonable distance from Tauranga
City. The success (or otherwise) of development in Omokoroa will in the future be a
good indication of whether sufficient demand exists for development to extend into
Pahoia although similar areas closer to Tauranga City like Te Puna and Plummers
Point are still likely to be more preferable to the market. In terms of development
costs, the major barrier will be the cost of servicing the land. Wastewater costs are
likely to be prohibitive and the cost of connecting to the State Highway Network could
be very high.
Youngson Road: This area scores slightly worse than other areas in this corridor
(Pahoia, Plummers Point and Te Puna) from a demand perspective due to being
located further from the harbour and in more broken country.
In terms of
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development costs it will be much the same as Pahoia with wastewater being the
major obstacle and transport costs being close behind. Due to the greater
desirability of many of the other areas in this corridor it is hard to see why this piece
of land would be chosen for development. The area does however benefit from
having relatively low underlying land values.
Plummers Point: This area scores well from a demand point of view, especially in
regard to land characteristics due to its proximity to and views of the harbour. Again,
the major issue associated with the development is likely to be the cost of servicing it
- wastewater and connection to the State Highway Network are obvious issues that
would cost large amount of money to resolve.
Te Puna North and South: These areas are the similar in all respects except for Te
Puna North being located on the harbour and Te Puna South being set back from the
harbour. As such they both scored very similarly. Both areas are attractive from a
demand point-of-view. In terms of development costs they would have lower costs to
develop than other areas in this corridor that are further from the city (Plummers Pt,
Youngson Rd, Pahoia). This is due primarily to the reduced length that a wastewater
trunk pipeline would have to be laid. Despite this, development contributions are still
likely to be very high. Earthworks costs would be lower in Te Puna South than Te
Puna North. The high value of underlying rural uses (kiwifruit, lifestyle) and the
smaller lot sizes may provide some difficulties to development viability.
Wairoa: This area scores very well from a demand point-of-view due to its proximity
to the city and the general attractiveness of the land. It does not score quite as
highly from a supply point-of-view as significant earthworks are required although
development contributions would probably only be moderate. Further work is
required in relation to transport costs, particularly those in relation to the State
Highway Network and wastewater costs. Wastewater costs are unlikely to be a
major issue if the southern pipeline has sufficient capacity to accommodate the
development of this land but if this is not the case, the development of this land and
in fact any land on this side of the harbour could be cost prohibitive. An additional
benefit associated with this land is that it has relatively low value underlying rural land
uses. It is assumed that development in this area could not occur until either a
Tauriko bypass was built of the existing State Highway upgraded. If a bypass was
built through the IMF Tauriko development this area would benefit from not having to
directly connect to the State Highway Network.
Belk Road: This area scores very well from a demand point-of-view due to its
proximity to the city and the general attractiveness of the land. The land is flat which
would keep development costs down although development contributions would be
at least moderate and maybe a bit higher than in nearby Wairoa. Further work is
required in relation to transport costs, particularly those in relation to the State
Highway Network and wastewater costs. Wastewater costs are unlikely to be a
major issue if the southern pipeline has sufficient capacity to accommodate the
development of this land but if this is not the case, the development of this land and
in fact any land on this side of the harbour could be cost prohibitive. The area is
almost exclusively in kiwifruit production of which most of it is likely to be the green
variety. As such underlying rural land values are likely to be moderate. It is
assumed that development in this location could not occur until either a Tauriko
bypass was built of the existing State Highway upgraded.
Pukemapu and Neewood Roads: Both of these areas have similar characteristics in
terms of both demand and supply. In terms of demand they are likely to be relatively
attractive especially due to their close proximity to the city. In terms of development
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costs Neewood Road scored averagely in regards due to significant amount of
earthworks required and in both areas development contributions would probably be
moderate. There are huge tracts of undevelopable land in Neewood but not in
Pukemapu. This land has a very low value (perhaps $2,500 per hectare) so the cost
of a developer having to purchase it is not a major issue. However the major risk is
that this land will become a significant liability to a developer that would cost them
large amounts of money to put into a viable alternate use. Even planting the land in
native trees could cost large amounts of money. Both areas have been scored
relatively well for land capability based on the assumption that relatively low cost
alternate uses could be found for this undevelopable land. However further work to
confirm this (or othen/vise) is recommended. It would be pragmatic to involve the
development community in this work. Overall Pukemapu scores better than
Neewood in terms of development viability. The development viability of one area
would be improved if the other area was also developed due to the ability to share
costs associated with wastewater, water and possibly reading services.
Papamoa Hills: This is the top scoring area due primarily to it being well located
close to the city and because development costs would be low. The area is however
small although there may be potential for it to be enlarged. This would however
necessitate development on multiple owned Maori land which may be problematic,
especially if development was leasehold rather than freehold. This area would also
be very suitable for industrial development which would be helped by direct access to
the TEL at the Domain Road interchange and would permit development of a
leasehold nature. This area has low value underlying rural land uses. The only real
downside to the area is that is located on the other side of the State Highway from
the rest of Papamoa. However Bayfair Estate in Matapihi would have had similar
issues when it was developed but was still completed successfully.
Te Puke: This area scores well in terms of development costs due to the likelihood
of relatively low lot development costs and development contributions and lack of any
other development constraints. One significant plus is that the development area
would not have to connect directly to the State Highway Network. Connection would
be downstream at either the Domain Road interchange or Paengaroa where
sufficient capacity should exist once the TEL is complete. The only cost issue of
significance is the moderate to high underlying land values associated with the
kiwifruit orchards which cover the whole area. The area only scores moderately from
a demand point-of-view. One constraint to development in this area is that there is
already a large amount of other development envisaged for Te Puke in the
SmartGrowth Strategy and given its reasonable distance from Tauranga City it is
uncertain whether further growth could be sustained. If however demand proves not
to be an issue it would be a good development location. If the Rangiuru industrial
area developed this would have positive implications for demand.
Rangiuru and Paengaroa: Both of these areas score poorly in relation to their
remoteness from the city. Given this and the lack of any other compelling reason to
live in these areas there is likely to be very little demand. Even if the Rangiuru
industrial area developed Papamoa East (Wairakei and Te Tumu) and Te Puke are
likely to be far more desirable locations to live than either of these two areas. Even if
demand was not an issue the areas are likely to be prohibitively costly to service
given the length over which trunk services would have to be laid and the cost of
connecting to the State Highway Network.
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Comparison with existing growth areas
To provide an indication of the actual development viability of the areas that have
been considered, a number of existing SmartGrowth urban growth areas have been
scored using the methodology adopted in this report. These areas are:
•
•
•
•
•
•

Omokoroa
Bethlehem
The Lakes (Pyes Pa West)
Papamoa
Wairakei
Te Tumu

It should also be noted that if the proposed Rangiuru industrial zone was developed
for residential purposes instead of industrial purposes that it would score the same as
the adjacent Rangiuru area that is being considered in this report.
Appendix A contains the rational for the scores assigned to these areas.
These scores have then been added into Table 3 from earlier in this report for
comparative purposes. Refer to the next page for the revised Table.
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The first thing to note about this Table is that the conclusion from the Wairakei
development viability work was that in today's environment residential development
in Wairakei was a marginal proposition at best. As such, all of the areas that score
significantly worse than Wairakei would probably not be viable development locations
either today or in the near future.
Interestingly two residential growth areas currently in SmartGrowth (Te Tumu and
Omokoroa) do score significantly below Wairakei. This may not be such a major
issue for Te Tumu as it is a more long-term growth node but it is of more concern for
Omokoroa where development began reasonably strongly prior to the Global
Financial Crisis but, by all accounts, has slowed down considerably since. Further
work on the financial viability of Omokoroa is recommended.
Comparing the existing growth areas in the table with the potential new locations it
should be noted that few of the new growth areas would likely be viable development
locations at the moment or in the near future. Papamoa Hills are the clear
exceptions and warrant serious consideration as the result.
It is very unlikely that any new development areas would be as viable for
development as the older growth areas in Tauranga City like Bethlehem and
Papamoa. The main reason for this is that development contributions are low in
these existing growth areas but would be significantly higher in all new growth areas
due to the much higher cost to Council of servicing them. It should also be noted that
these older growth areas are located much closer to Tauranga City than most of the
areas considered in the Land Capacity & Suitability Study. This is a clear advantage
in terms of their desirability to the market.
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6.0 Financial implications for ratepayers
This section addresses two issues: rates and Council debt.

Rates
Currently rates in both Tauranga City and Western Bay are increasing significantly.
There is significant pressure from ratepayers and Central Government to keep rates
and rates increases to a minimum.
In one sense growth benefits this aim as it increases the number of rateable
properties that a Council's total costs can be recovered from. However growth also
brings with it additional capital and operating costs which must be funded.
While it is assumed in this report that the upfront costs of providing infrastructure to
service new growth areas will be funded through development contributions, there
are significant implications for Council costs, especially in the longer term from
growth. These cost implications are likely to be significantly different from one area
to another.
The new assets associated with growth affect rates through operating costs and
renewals. Renewals are generally fonA/ard funded through depreciation charges
which make up part of the rates bill. Often the burden of this renewal funding falls
mainly on the existing community because it begins as soon as an asset is
completed while it takes many years for all the growth to arrive.
Overall where capital expenditure is relatively low the impact on Council costs that
have to be funded through rates is likely to be low relative to areas where capital
expenditure is high. Capital expenditure is likely to be relatively low in areas where
existing infrastructure can be built on to and where trunk services do not have to be
laid over long distances e.g. Te Puke, Katikati C, Wairoa, Pukemapu and Neewood.
In areas where this is not the case, the long term cost impact is likely to be higher.
These areas include Paengaroa, Rangiuru, Katikati A and B, Pahoia, Youngson
Road and Plummers Point.

Council debt
Both the Tauranga City Council and the Western Bay District Council have high debt.
If Council's are to invest in infrastructure for growth this debt initially increases and it
is then repaid over many years through the collection of development contributions.
Growth related debt may reduce the ability of Council's to provide facilities for its
existing community due to restrictions on the amount of money that can be borrowed,
it may also push up the cost of all of Council's debt.
If Councils wish to focus on keeping debt to a minimum they should focus
development into areas where Council funded infrastructure servicing costs are likely
to be lowest. As mentioned above, these costs are likely to be lowest in areas where
existing settlements are built onto incrementally rather than areas where trunk
services have to be laid over long distances to allow development to commence.
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Thought should also be given to areas where developers may be able to fund some
infrastructure that would normally be funded by a Council. These tend to be areas
where land is in the control of a single developer or only a few developers. This
option is being employed to some extent in Wairakei and there is the potential for it to
be employed on a much larger basis in Wairoa where most of the land is owned by a
single developer.
Finally in relation to debt, consideration should be given to the likely desirability of an
area, whether it be a residential, commercial or industrial zone, from the point-of-view
of the market because if an area that is undesirable to the market is opened up for
development a Council may find itself in a position where significant amounts of
investment is incurred but little or no development is occurring to repay the debt that
has been incurred. Consideration of this issue is of even more importance if costly
lead infrastructure is required to open up a growth area.
In regards to the issue of market desirability it should be noted this may not
necessarily be straightforward to assess. For example just because an area is near
the harbour does not mean it will be a desirable location for residential development.
Likewise just because an area is flat and close to a State Highway for instance does
not mean that it is necessarily desirable for industrial development.
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7.0 Conclusions and further work required
This report indicates that of all the areas being considered through the Land Capacity
& Suitability Study that Papamoa Hills, Pukemapu Rd, Belk Rd, Te Puke and Wairoa
are likely to be the most viable for development.
When these areas were compared against growth areas already in the SmartGrowth
Strategy it appears that they are on par or slightly below areas where development is
relatively marginal at the moment (Wairakei and The Lakes). They do not score as
well as some existing areas like Papamoa and Bethlehem where development is
more financially viable.
The report concludes that some of the areas being considered for residential
development in the long-term would appear to have poor development viability
characteristics.
This being primarily due to poor locational and amenity
characteristics and very high infrastructure servicing costs. These areas include
Plummers Point, Paengaroa, Rangiuru, Youngson Road, Katikati A and Katikati B.
Peer review of the assessment framework has been undertaken and this has
provided confidence that a robust methodology has been employed. However, while
the methodology may be sound it is only as good as the data inputs. Some of the
data inputs are based on reasonably high level desktop assessments e.g.
development contribution fees and earthworks costs. More robust information may
have some impact on the overall ranking but it is unlikely that it would cause major
changes to the overall rankings.
In particular, better information about wastewater servicing costs and transportation
servicing costs (particularly State Highway costs) would be helpful.
It is recommended that further work be undertaken in regards to the undevelopable
land in Neewood Rd to determine whether any viable alternate uses exist for this
land at relatively low cost to a developer. If this is not the case, it may compromise
development of this whole area. It would be useful to involve the development
community in this work.
The report identifies that both the Omokoroa and Te Tumu areas score relatively
poorly in terms of development viability. While they are existing growth areas in the
SmartGrowth Strategy it would be worthwhile doing further work to understand the
extent of these issues.
The report also identifies that residential development in Rangiuru is not likely to be
financially viable. This is not a major concern in itself because no residential
development is currently anticipated in this location. However, some of the key
drivers of it scoring poorly for residential development are also likely to apply to the
proposed industrial development in this locale e.g. infrastructure servicing costs
(development contributions) and distance from Tauranga City (although this would
relate more closely to labour supply). It is recommended that further work is
undertaken on this issue. It is noted that potential alternate locations for industrial
development with better development viability characteristics exist such as Papamoa
Hills, parts of Te Tumu, the lower reaches of Belk Road and potentially all of part of
the Wairoa area.
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Appendix 1: Location of areas considered in this
report
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Appendix 2: Scoring of existing growth areas

Omokoroa
Distance to employment centres and higher order services
Omokoroa is located approximately 13km from the Tauranga City urban boundary at
Bethlehem and 20km from the Tauranga city centre.
Score: 3 out of 5.
Land characteristics and local amenity
A lot of Omokoroa has good views over the harbour. All of the area is in close
proximity to the harbour. It is north facing and open to the sun. It has a primary
school and limited neighbourhood shopping facilities. However it currently lacks a
supermarket and a secondary school, with the closest being located in Bethlehem.
Score 5 out of 5.
Per lot development costs
Earthworks costs are likely to be low in Omokoroa as most of the land is reasonably
flat. This equates to low lot development costs.
Score: 5 out of 5.
Development contributions
The operative financial contributions in Omokoroa are very high but probably not
quite as high as they would be in areas like Rangiuru or Paengaroa.
Score: 2 out of 5.
Land capability
No issues.
Score: 5 out of 5.
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Underlying rural land value
This is high due to productive kiwifruit orchards and significant lifestyle values. Also
some developers purchased land at high prices.
Score: 2 out of 2.
It should be noted that if developers are forced to sell land this may result in lower
land prices and therefore a lower score for this factor.
Land assembly
High degree of land fragmentation necessitates site amalgamation.
Score: 1 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Bethlehem
Distance to employment centres and higher order services
Bethlehem is located within the current urban boundaries of Tauranga City.
approximately 7km from the Tauranga city centre.

It is

Score: 5 out of 5.
Land characteristics and local amenity
Bethlehem is reasonably flat and elevated. In some areas rural, harbour or urban
views are available. It has a good aspect to the sun. It is well located in terms of
local services such as schooling and shopping.
Score 5 out of 5.
Per lot development costs
Low amount of earthworks required which equates to low lot development costs.
Score: 5 out of 5.
Development conthbutions
As low as realistically possible in the Western Bay subregion due proximity to
existing services which had spare capacity for development, significant reading
network already in place and projects built in the 1990's and early 2000's when costs
were much lower than they currently are.
Score: 5 out of 5.
Land capability
No issues.
Score: 5 out of 5.
Underlying rural land value
Bethlehem had high value orchards and significant lifestyle values. However land
was purchased by developers many years at what would now be considered low
prices.
Score: 0 out of 2.
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Land assembly
This did not prove to be an issue in Bethlehem.
Score: 0 out of 1.
Multiple owned Maori land
A small amount of multiple owned Maori land is located in this area.
limited development of this land has occurred.

Only very
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The Lakes
Distance to employment centres and higher order services
This area is located right on the current boundary of the Tauranga urban area. It is
approximately 9km from the Tauranga city centre.
Score: 5 out of 5.
Land characteristics and local amenity
The area is reasonably flat and has reasonable aspect to the sun. It is located
mainly at the floor of a wide valley. Generally there are very limited views. It is close
to the new Pyes Pa Bypass which is part of the State Highway Network and on the
other side of the valley is a large industrial subdivision. It is close to existing schools
and a primary school is planned in the development in the near term. It is located
relatively close to local shopping facilities in Greerton and the planned shopping
centre in Tauriko. It has a large amount of landscaped parks and walkways,
including a number of man made lakes which offer significant amenity.
Score 4 out of 5.
Per lot development costs
The creation of sections in the development required a significant amount of
earthworks.
Score: 3 out of 5.
Development contributions
Significantly higher than areas like Bethlehem and Papamoa but significantly lower
than an area like Wairakei. Overall they are relatively low compared to other areas
considered in this report.
Score: 4 out of 5.
Land capability
No significant issues. Undevelopable land has been vested in Council as reserves.
Score: 5 out of 5.
Underlying rural land value
Very low.
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Score: 0 out of 2.
Land assembly
No issues.
Score: 0 out of 1.
Multiple owned Maori land
No multiple owned Maori land is located in this area.
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Papamoa
Distance to employment centres and higher order services
This area is located within the current Tauranga urban area.
approximately 14km from the Tauranga city centre.

It is located

Score: 5 out of 5.
Land characteristics and local amenity
Papamoa is very flat and relatively low lying. Because of this it does not offer any
views. It is located close to the beach. It receives direct sunlight all day. It is well
located in terms of local services such as schooling and shopping.
Score 5 out of 5.
Per lot development costs
Low amount of earthworks required which equates to low lot development costs.
Score: 5 out of 5.
Development contributions
As low as realistically possible in the Western Bay subregion due proximity to
existing services which had spare capacity for development, significant reading
network already in place and projects built in the 1990's and early 2000's when costs
were much lower than they currently are.
Score: 1 out of 5.
Land capability
No issues at all.
developable.

All of the land within the Papamoa urban growth area is

Score: 5 out of 5.
Underlying rural land value
Papamoa had low underlying rural land values associated with farming practices.
Score: 0 out of 2.
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Land assembly
No issues. Most of Papamoa was made up of large farms.
Score: 0 out of 1.
Multiple owned Maori land
There is a large block of undeveloped multiple owned Maori land in Papamoa.
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Wairakei
Distance to employment centres and higher order services
This area is located on the boundary of the existing Tauranga urban area at
Papamoa. It is however located about 20km from the Tauranga city centre.
Score: 4 out of 5.
Land characteristics and local amenity
This area is similar to Papamoa although slightly less desirable as it is further set
back from the ocean beach. It is well located in terms of schooling and local
shopping facilities although it is a reasonable drive to Domain Road where the
nearest supermarket is located. Eventually Wairakei is planned to have its own
significant town centre.
Score 4 out of 5.
Per lot development costs
The low amount of earthworks required equates to low lot development costs.
Score: 5 out of 5.
Development contributions
Wairakei has some of the highest development contributions in Tauranga at the
moment however they are only likely to be moderate when compared to the
development contributions that would be required in some of the other areas
considered in the Land Capacity & Suitability Study.
Score: 3 out of 5.
Land capability
No issues.
Score: 5 out of 5.
Underlying rural land value
Wairakei has low underlying rural land values associated with farming practices.
Score: 0 out of 2.
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Land assembly
No issues. Most of Wairakei is made up of large farms.
Score: 0 out of 1.
Multiple owned Maori land
The Office of Treaty Settlements owns a large block of land in this area. It is likely
that this land will be transferred back into Maori ownership in the near future.
Although it is unlikely that it would be held in 'general' title as opposed to multiple
owned title.

79

Te Tumu
Distance to employment centres and higher order services
This area is located about 5km from the Tauranga urban area and over 20km from
the Tauranga city centre.
Score: 3 out of 5.
Land characteristics and local amenity
Very similar to Papamoa except that, at least initially, it will not be well located in
respect of local facilities like schools and shopping.
Score 4 out of 5.
Per lot development costs
The low amount of earthworks required equates to low lot development costs.
Score: 5 out of 5.
Development contributions
The development contributions in Te Tumu are likely to be somewhat higher than the
development contributions in Wairakei but not as high as some of the other areas
that were considered in the Land Capacity & Suitability Study.
Score: 2 out of 5.
Land capability
No issues.
Score: 5 out of 5.
Underlying rural land value
Te Tumu has low underlying rural land values associated with farming practices.
Score: 0 out of 2.
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Land assembly
No issues.
Score: 0 out of 1.
Multiple owned Maori land
There is some multiple owned Maori land in Te Tumu.
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Appendix 3: Land & Capital Values as per Rating
Databases
The Table below shows the average land values and capital values (land value plus
improvements) for each of the locations considered in the Land Capacity & Suitability
Study on a per hectare basis as per the Tauranga City Council and Western Bay of
Plenty District Council rating databases.
These land and capital values have been used in assessing the extent to which land
prices might be able to reduce in each location. More weight has been put on the
land value as opposed to the capital value as a lot of capital value is tied up in the
houses on these properties. This capital value can generally be retained as
development occurs through subdivision around existing houses.
Area

Land value/ ha

Capital value / ha

Te Puna North

$517,561

$921,285

Plummers Point

$362,841

$606,126

Paengaroa

$253,605

$387,062

Te Puna South

$244,318

$427,790

Pahoia

$227,621

$352,060

Wairoa

$215,368

$289,982

Katikati A

$206,749

$382,040

Papamoa Hills

$192,518

$331,346

Belk Road

$175,773

$301,730

Katikati C

$172,442

$387,806

Pukemapu Road

$131,873

$225,526

Youngson Road

$124,805

$227,418

Te Puke

$120,259

$277,390

Neewood Road

$119,164

$178,120

Rangiuru

$103,184

$203,488

Katikati B

$102,036

$162,145

Note: There are some concerns about the accuracy of the data for the Wairoa and
Papamoa Hills areas.
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Appendix 4: Property Size and Land Fragmentation
Data
The Table below shows a number of different measures for land fragmentation for
each of the locations considered in the Land Capacity & Suitability Study. The data
in the Table indicates that some areas are significantly more fragmented than others.
This may have significant implications for development such as the need to
amalgamate / assemble two or more properties to allow viable subdivision to occur.
Obviously the areas with a lesser amount of fragmentation could be more easily
developed. These are the areas with a higher average property size and a lower
percentage of land in small parcel sizes (i.e. in parcels less than 1ha, 2ha, 4ha).
The information in this Table has been used to score the land assembly scoring
factor used in the report.
Area

Average
property size
(ha)

%of land in
properties
<1ha

% of land in
properties
<2ha

% of land in
properties
<4ha

% of land in
properties
<10ha

Te Puna North

1.1

13.5%

31.5%

55.6%

87.3%

Plummers Point

1.8

9.8%

23.6%

50.1%

85.3%

Paengaroa

2.1

5.0%

13.9%

45.4%

80.6%

Te Puna South

2.4

7.3%

21.5%

44.7%

79.8%

Papamoa Hills

2.4

2.7%

9.0%

35.3%

100,0%

Katikati C

2.5

3.5%

8.6%

40.0%

100.0%

Katikati A

2.7

4.9%

16.9%

40.6%

73.5%

Belk Road

3.0

5.1%

18.9%

35.3%

72.2%

Youngson Road

3.0

3,6%

18.7%

42.6%

72.4%

Pahoia

3.6

3.1%

11.7%

31.3%

64.7%

Te Puke

3.8

3.5%

6.9%

14.9%

70,9%

Pukemapu Road

4.0

4.6%

10.4%

25.9%

66,9%

Wairoa

4.2

3.5%

8.8%

24.8%

48,6%

Rangiuru

4.4

2.4%

3.3%

19.0%

81,4%

Neewood Road

5.9

5.6%

8.6%

13.3%

17,0%

Katikati B

6.6

2.1%

4.2%

17.6%

34.1%

Note: There are some concerns about the accuracy of the data for the Wairoa and
Papamoa Hills areas.
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