TAURANGA SMARTGROWTH
CENTRAL AREA
FUTURE DEVELOPMENT SCENARIOS
DISCUSSION PAPER
KEY POINT SUMMARY
This report examines particular issues that have arisen from assessment of the
future development projections currently intended for the Central Area.
The key points are as follows:
•

•

•

•

•

•

the presently defined Central Area projections for 2051 show significant
forecast increases in the numbers of residents, but an accompanying very
marked decline in the relative importance of the Tauranga Central Area with
its projected employment shown as remaining static through the next 50
years
at face value, the present projections indicate a future in which there would
be a significant intense population living within the Central Area who would
travel outwards to distant scattered employment locations in the suburbs
and at the periphery of the expanded city
this is considered unlikely and apart from the commercial and social
consequences, is also shown to have undesirable and expensive
consequences in transport planning
it is accordingly proposed that the corresponding Central Area employment
projections be amended and updated in accordance with the table provided
with the recommendations of the attached discussion paper
it is further recommended that the accompanying names for each of the
three employment scenarios be changed to match the updated data. It is
proposed these should be:
•
Traditional
representing the broad balance of central and suburban living and
employment intended by current policies
•
Dispersed
being a lessened focus and increasing specialisation of the central
core and a relative shift towards dispersed employment locations
•
Focussed
well-developed central core, employment and living opportunities
grouped around readily identified nodes
these amendments are seen as enabling a more representative and realistic
range of options for consideration and debate.

The changes are recommended for confirmation accordingly.
Transport Project Team
SmartGrowth
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Tauranga
SmartGrowth

Central Area
Future Development Issues
Report

February 2003

Transport Project Team
SmartGrowth

Transport - Central Area Development Issues Report - 17 February 2003

1

TAURANGA SMARTGROWTH
CENTRAL AREA
FUTURE DEVELOPMENT ISSUES
The future size and development of the Tauranga
CBD and its surrounding Central Area is a key
element to the ongoing attraction, strength,
convenience and style of the Region as it
continues to grow and expand through the next 20
to 50 years. This Report examines the range of
options considered and their relevance to the
wider planning and transportation provisions for
the region as a whole.
Recommendations are provided for consideration
and adoption by the Committee.

1.

Introduction

The size and nature of the Central Area is recognised as being of vital interest in
planning and providing for the future development of Tauranga. This importance
gives a particular focus to decisions as to its future size, the nature of the retail and
commercial facilities that will be located there in proportion to the size of the
surrounding region, the number of people who will work there, and the size of its
resident population.
Each of these matters is of importance to determining the preferred direction for
future development, and the comparative levels of investment and expenditure
needed in building and providing the necessary service and transport infrastructure.
This report reviews the findings of the Transport Project Team from the range of
potential Development Scenarios examined to date, and the particular issues now
identified for consideration relevant to the Central Area.

2.

Central Area Boundaries

Within each of the various present and future landuse and transport scenarios for the
next 50 years being considered by the SmartGrowth teams, the Tauranga "Central
Area" covers a significant central sector of the region encompassing all of the main
peninsular from Sulphur Point in the north along all of Cameron Road to include
Greerton and Pyes Pa to the south.
A plan showing the central area boundaries and its various sub-zones is provided in
Figure 1.
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Figure 1 : Central area boundaries and sub-zones

Transport - Central Area Development Issues Report - 17 February 2003

3

Accordingly and as shown, the area covers a wide range of working and living
environments from the intense developments planned for the Central Business
District and Central zones, to the established housing and future infilling foreseen in
Greerton and Pyes Pa. All of this wide range of working and living styles is seen as
important in further strengthening and extending the ongoing vitality of the region.
The key element as set out shortly is to achieve an effective and well-judged balance
between the competing living and employment needs.

3.

Future Development Scenarios

In the work to date, three target development scenarios have been identified for
consideration in planning the forward growth of the region through the fifty year
period to 2051.
These are labelled as:
Current Density
being a continuation of the growth management policies and trends currently
in place. This includes an expectation of up to a fifth of new residential
development being in apartment style living of up to four storeys together
with intensification nodes at Bayfair, Eleventh Avenue, Tauranga Central,
and at Greerton
Low Density
representing an alternate pattern of purposefully low-density development
with residential and employment activity spread widely across all of the
region
High Density
this scheme anticipates a future trend towards higher densities with a higher
proportion of multi-level apartments and with retail, commercial, industrial
and employment focussed around a number of particularly identified subregional centres.
Compared with the present (2001) regional population of 130,000 persons, these
three scenarios each have projected future regional populations of around 290,000
persons.
All provide for an anticipated total future regional employment of 108,000 persons
corresponding to an employment participation rate of around 37%. The present ratio
is 40%.
While each of these future options for future development has been applied in
examining and reporting on their respective advantages, needs and consequences
for the necessary associated transportation infrastructure, particular issues have
been identified in terms of the Tauranga Central Area that require further
consideration and discussion. These matters are discussed in the next sections of
this report.
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4.

Central Area Forecasts

As a key component of the Region, the Tauranga Central zone is currently shown in
each of the three future development scenarios as growing in residential population
from 18,900 in 2001, to 38,000, 32,000 or 49,000 in the respective Current, Low and
High scenarios for the year 2051.
This leaves a question as to what these residents are expected to be doing there
and where their employment would be located, and what kinds and levels of services
and activities they would require. Appropriately qualitative descriptions need to be
developed in this regard in order for the forward planning to be adequately credible
and robust.
As regards the provisions for jobs, there is also an apparent gap between the
respective residential and employment projections for the Central Area that needs
further examination and detailing. These aspects of the presently defined scenarios
are evident from the following table. It will be noted that as presently defined, the
three future employment scenarios are closely similar to each other.
Table 1 : Tauranga Central Area Employment
Presently Defined Projections
Year

Scenario

Retail

2001

Now

6,495

Non
Retail
15,723

2051
2051
2051

Current
Low
High

8,783
8,019
9,707

16,935
16,935
16,935

Total Central
Employment
22,218

% of Regional
Employment
43%

Resident
Population

25,718
24,954
26,642

24%
23%
24%

38,900
32,000
49,000

18,900

As will be readily apparent and in sharp contrast to the significant living population
increases noted above, this table summarising the presently selected scenarios
indicates a very marked decline in the relative importance of the Tauranga Central
Area with its projected employment remaining almost static through the next 50
years across all three scenarios.
Taken at face value, this presently reported assessment based on the combination
of residential and employment locations as currently being applied effectively
pictures a future in which there would be a significant intense population living within
Tauranga Central who would travel outwards to distant scattered employment
locations in the suburbs and at the peripheral margins of the expanded city.
This is considered unlikely.
Apart from significant commercial and social implications, such an intention is also
identified as having undesirable and expensive consequences in transport planning.
Accordingly, further refinement is needed.
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5.

Central Area Development

There are a number of key points considered relevant within Tauranga in
determining a sustainable style of development for the central area. These can be
set out as follows:
5.1

Development Types

Examples of central area types include:
Traditional
wagon-wheel layout, central employment focus, suburban living
eg : Christchurch, Adelaide
In/Out
high density central living, dispersed external employment
eg : dormitory cities, UK 'New Towns' such as Welland Garden City,
Reading, etc
Focussed City
well-developed central core, living and employment opportunities grouped
around readily identified nodes
eg : Auckland, Brisbane
Dispersed
spread mix of employment and living development and without a prominent
core
eg : Takapuna, Tauranga today.
Broadly, and as discussed earlier, the presently identified future scenarios for
Tauranga to the year 2051 can be identified as being of the In/Out type and are not
considered sustainable in development, social or transportation terms.
5.2

Geographical Factors

There are also a number of geographical factors that can be identified in examining
options for future ongoing development and strengthening of the Tauranga Central
Area.
These include:
•
•
•
•

area limited by narrow peninsular
spread character
low-scale development
restricted accessibility.

While the preferences for high-density living indicated in the present scenarios
indicate a recognition that the present CBD is weak, in order to be feasible, such
plans need to be accompanied by corresponding increases in services and
employment opportunities.
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Such plans for the central area also need to anticipate and provide for greatly
improved accessibility in terms of better connections to the adjoining main
transportation links.

6.

Recommendations

From this position, it is recommended that the Central Area component of the three
identified future scenarios for Tauranga be amended to provide employment and
population numbers as follows:
Table 2 : Tauranga Central Area Employment
Amended Projections
Year

Scenario

Retail

2001

Now

6,495

Non
Retail
15,723

Total Central
Employment
22,218

% of Regional
Employment
43%

Resident
Population

2051

Current

8,700

16,900

25,600

24%

38,000

2051
2051
2051

Traditional
Dispersed
Focused

10,350
9,000
13,000

24,150
21,200
30,100

34,500
30,200
43,100

32%
28%
40%

38,000
32,000

18,900

As will be evident, and while allowing for a proportional strengthening of employment
in areas beyond the core as is envisaged, these amended projections enable a
broadly-based range of options to be considered for the Central Area representing a
proportionate range of future choices that approximately double central employment
over the course of the next 50 years. Such increases broadly match the
corresponding rises intended in residential population.
It is recommended these Central Area projections be adopted as a basis for further
assessment and reporting.
Transport Project Team
SmartGrowth
3 February 2003
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