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Executive Summary 
Introduction  

It is clear from the project brief that the Tauranga City Council is seeking Te Tumu / Wairakei and the wider 
Tauranga Eastern Corridor to evolve as a desirable urban corridor and not as a residential community with a 
series of shopping centres.  The assessment of retail, commercial and industrial opportunities must extend 
beyond straightforward economic planning and must consider how the private and public sectors (in concert) 
can take full advantage of specific economic and social opportunities in order to deliver the intended outcomes. 

Challenges 

The study area, market dynamics and planning controls produce two key challenges for this economic 
evaluation.   These challenges will have a primary role in the selection of the appropriate methodology. 

�ƒ The Commercial Centres Network cannot be effectively enforced as the planning controls do not provide 
a floorspace cap or other fine grain measure.   Consequently, the designated role and functions are 
effectively void as centres can extend to the extent of their zoning.  The key challenge for Te Tumu and 
Wairakei will be to develop activity centres that can serve the needs of the local population in line with the 
stated Commercial Centres Network. 

�ƒ The demand industrial and employment lands is based on broader economic drivers and is not strongly 
linked to local population growth.   This often results in lagging demand or poorly planned areas.   Poor 
local employment planning does not support the Smartgrowth philosophy. 

Employment Signatures and Smartgrowth  

The selected methodology for this analysis will conform with Smartgrowth principles.   The output of the 
evaluation will build upon the objectives of Smartgrowth and the regional economic signatures in the context 
of the Te Tumu growth area.  In practical terms, the implications for economic planning at Te Tumu include: 

�ƒ Economic planning needs to consider the longer term with the focus on social and economic outcomes 
for the community. 

�ƒ The planning needs to accept and encourage change and innovation.   This will require an adaptable 
approach that does not focus on individual businesses or business sectors. 

�ƒ The activity centres and employment areas in Te Tumu will be developed without reference to major 
public sector employment precincts.  Uses such as Universities, hospitals and other regional drivers are 
best located in the CBD or as an extension of existing facilities. 

Case Studies 

The case study analysis that has been prepared highlights several issues that will shape the economic 
evaluation for Te Tumu and Wairakei.  Implications for Te Tumu and Wairakei 

�ƒ It is a straightforward proposition to provide retail, LFR and service industry uses that will be needed to 
service the catchment population.   The demographic profile of future residents will further shape this 
demand.  An example of this is a community with a concentration of families will generate higher levels of 
demand for schools, child care and related facilities.    

�ƒ Industrial and employment land will respond to regional demand and locational drivers with large scale 
employment lands needing high quality regional road access. 

�ƒ It is difficult to activate an extensive amount of main street frontage, particularly in a location that also 
provides a standalone shopping centre of some form. 

�ƒ In the absence of major government investment (major public transport, hospital, university or public 
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1.0 Project Overview 
This economic review provides a commercial, retail and employment analysis for Te Tumu and Wairakei taking 
into account the dynamics present in the broader Tauranga Eastern Corridor.    Te Tumu is a greenfield urban 
growth corridor that is proposed to be rezoned for urban development.  The economic analysis will be informed 
by the Density Study (also performed by RPS), market considerations and the Smartgrowth philosophy. 

1.1 Economic Planning  

Economic planning for major growth corridors and large master planned communities has reached the third 
(general) generation where social and economic outcomes (live, work, play) are treated as equally important 
as the delivery of a residential land use outcome.   RPS utilises the following distinctions for the evolution of 
new urban communities: 

Feature Gen 1 Gen 2 Gen 3 
Indicative 
Timing 

�8�S���W�R���W�K�H�����������¶�V ���������¶�V���D�Q�G���H�D�U�O�\�����������¶�V �0�L�G�����������¶�V���D�Q�G���R�Q 

Residential  Mainly single family dwelling. Increased housing choice.  Diverse housing choice �± 
affordability is a key issue. 

Retail, 
commercial and 
services 

Based on the location of the 
shopping centre. 

Created large multi-�X�V�H���µ�W�R�Z�Q��
�F�H�Q�W�U�H�V�¶���W�K�D�W���D�U�H���S�U�L�P�D�U�L�O�\���G�U�L�Y�H�Q���E�\��
the retail outcome. 
Successful corridors also benefited 
from public investment and service 
provision (public transport, tertiary 
education and health). 

Attempting to move from a �µ�E�L�J���E�R�[�¶��
outcome to a series of urban and 
main street solutions. 
Economic and employment diversity 
is still heavily reliant on public sector 
investment in public transport, 
tertiary education and health. 

Recreation and 
open space 

Provided quality open space with an 
emphasis on private facilities 
(almost all of the large communities 
had a golf course). 

Provided high quality public open 
space with reduced emphasis on 
private facilities. 

Focuses on high quality networks 
that reinforce community activity 
nodes and (where possible) 
employment outcomes. 

Employment 
and enterprise 

Not generally considered.  
Local employment was generally 
population driven (eg retail, 
schools). 

Provides land for industrial and 
other employment (planning lead).  
Attempted to provide value added 
employment but generally failed due 
to the lack of an economic 
vision/focus and investment. 

Generates deliverable economic 
signatures to underpin the provision 
of employment lands and 
employment (outcome lead). 

Downside Created commuter based 
communities on the urban edge. 

The new facilities (esp retail) often 
competed with established centres 
and the extensive provision of open 
space, health, education etc does 
create issues of intergenerational 
equity. 
Many are commuter communities as 
the planning has not delivered the 
intended employment. 

Requires active involvement from 
the public sector agencies in the 
delivery of desirable urban 
outcomes.  This involvement must 
consider operational issues in 
addition to base line analysis and 
planning. 
Many communities now have 
mandated or adopted employment 
self-containment levels to 
encourage the desired urban 
outcomes of work, live and play. 

 

It is clear from the project brief that the Tauranga City Council is seeking Te Tumu / Wairakei and the wider 
Tauranga Eastern Corridor to evolve as a desirable (third generation) urban outcome and not as a residential 
community with a series of shopping centres. 

To deliver the intended outcome, the assessment of retail, commercial and industrial opportunities must extend 
beyond straightforward economic planning and will consider how the private and public sectors (in concert) 
can take full advantage of specific economic and social opportunities in order to deliver the intended outcomes. 
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1.3 Challenges 

The study area, market dynamics and planning controls produce two key challenges for this economic 
evaluation.   These challenges will have a primary role in the selection of the appropriate methodology. 

�ƒ The Commercial Centres Network (see the following figure) cannot be effectively enforced as the 
planning controls do not provide a floorspace cap or other fine grain measure.   Consequently, the 
designated role and functions are effectively void as centres can extend to the extent of their physical 
zoning.  The key challenge for Te Tumu and Wairakei will be to develop activity centres that can serve 
the needs of the local population in line with the stated Commercial Centres Network. 

�ƒ The demand for industrial and employment lands is based on broader economic drivers and is not 
strongly linked to local population growth.   This often results in lagging demand or poorly planned 
employment areas.   Poor local employment planning does not support the Smartgrowth philosophy. 

 

Figure 1 - Tauranga City Commercial Centres Network 
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�ƒ Provide key inputs for the infrastructure planners with respect to the planning, timing and funding of 
infrastructure networks. 
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3.0 Regional Economic Signatures 
3.1 Current Economic Signatures  

The definition of regional economic signatures is an important element in any market analysis for industrial or 
employment land as it is expected that the key industries will drive much of the demand for land.   While the 
short term demand cycle and recent trends are less relevant in the scenario modelling approach, the current 
economic performance of the city is an important baseline consideration. 

The Bay of Connections is the Regional Growth Strategy4 for the wider Bay of Plenty.   One of the aims is the 
implementation of sector based strategies that generate job growth.   An analysis of the Bay of Connections 
documentation indicates the current regional economic signatures include: 

�ƒ Forestry and wood processing 

�ƒ Freight and Logistics 

�ƒ Agriculture  

�ƒ Horticulture 

The Regional Growth Strategy also highlights additional opportunities in the following fields: 

�ƒ Aquaculture 

�ƒ Renewable energy 

�ƒ Specialised Manufacturing  

�ƒ Sport and recreation 

�ƒ Visit economy (tourism) 

Collectively (along with population driven services) these uses (and other emerging industries) are likely to 
shape demand for employment and industrial land throughout the region. 

3.2 Employment by Industry  

The following figures detail the industry of employment for those people who work in Tauranga City.  This data 
is provided for the periods 2001, 2006 and 2013 and is compiled by Statistics New Zealand.  Key findings 
include: 

�ƒ There has been a marked decline in the scale of employment in the manufacturing and construction 
sectors over the reference period. 

�ƒ There has been a significant increase in employment (in total and as a share of the workforce) in the 
service sectors, with the growth in health and education particularly marked. 

�ƒ The increase in employment in the agricultural and transportation/warehousing sectors points to the 
importance of these areas as current (and future) regional economic signatures. 

�ƒ The relative stability of retail trades and accommodation/food services employment over the reference 
period (as a share of the total workforce) indicates that these sectors primarily service the residential 
population and increases in employment are linked to population growth. 

  

                                                      
4 http://www.bayofconnections.com/ 
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Figure 2 - Tauranga City Council, Employee Count by Industry - 2001, 2006 and 2013 

 

 

Figure 3 - Tauranga City Council, Industry share of employment - 2001, 2006 and 2013 
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Relevant Smartgrowth Principles Discussion 

XIV. SmartGrowth Implementation Partners will 
support the building of capability and capacity within 
the community by encouraging economic 
development initiatives identified by the community. 

The approval process for future land uses in the activity centre and 
employment areas of Te Tumu and Wairakei needs to be sufficiently 
flexible in order to encourage investment and innovation. 

 
 

3.4 Conclusion  

The selected methodology for this analysis will conform with Smartgrowth principles.   The output of the 
evaluation will build upon the objectives of Smartgrowth and the regional economic signatures in the context 
of the Te Tumu growth area.  In practical terms, the implications for economic planning at Te Tumu include: 

�ƒ Economic planning will consider the longer term with the focus on social and economic outcomes for the 
community. 

�ƒ The planning needs to accept and encourage change and innovation.   This will require an adaptable 
approach that does not focus on individual businesses or business sectors. 

�ƒ The activity centres and employment areas in Te Tumu will be developed without reference to major 
public sector employment precincts.  Uses such as Universities, hospitals and other regional economic 
drivers are best located in the CBD or as an extension of existing facilities. 
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4.1.2 Aerial Photo  

The 2015 aerial photo of Ellenbrook highlights the scale of the core (120Ha within the boundary) and the 
current dominance of retail and educational uses.  The Town Centre is surrounded by (mainly) detached 
residential with the development sites expected to be occupied by higher density (mainly attached) residential. 

Figure 4 �± Ellenbrook Aerial Photo 

 

  
































































