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EXECUTIVE SUMMARY 
 

1. This report was undertaken as a ‘situation analysis’ on the existing 1999 Urban Growth 

Strategy. The Brief was to undertake an assessment process requiring an analysis of the 

actual urban growth that has taken place within the City in the period since the UGS was 

completed in 1999. This will involve ascertaining the level of uptake of the Greenfield 

sites identified in the UGS and also the level of infill development that has occurred 

throughout the City. The process would also identify any gaps that are evident in the 

current strategy while also endorsing any of the predictions that have come to pass.   

2. The need for this report has arisen from the legislative changes that have been introduced 

since the release of the UGS in 1999. Specifically these are, the Local Government Act 

(LGA 2002), and the Land Transport Management Act (LTMA 2003). The statutes along 

with the RMA provide a range of tools for territorial local authorities to deal with growth 

management and these tools were not available at the time that the existing UGS was 

released. The findings from this report will allow the Council to better integrate both the 

physical and financial changes that are required to manage the residential growth of the 

City. 

3.  This report re-evaluates the previous infill studies and the findings/outcomes that were 

provided from these studies. The methodology also involves looking at the various 

assumptions that arose from the previous studies and the process that was developed to 

analyze the urban growth characteristics since the 1999 Urban Growth Strategy was 

released.   

4. One of the aims of the study is to identify trends that have developed in the housing 

market since the previous Growth Strategy was formulated. The following are the most 

influential trends that have been identified through the consultation process.  

• The level of infill in Ahuriri has been high with the construction of a number of 

purpose built apartment complexes.  

• There has been a change in the market perception for the eastern side of the City 

with the new greenfield development that has begun on Te Awa Avenue. 



• There has been rapid growth and interest in the retirement sector with a trend for 

larger tracts of land so that a range of housing needs in the one complex can be 

provided. 

5. Using the high population growth scenario the 1999 UGS identified that the projected 

population for Napier City, by 2016 would be 59,100. Based on this figure and the 

number of persons per dwelling the Strategy found that there would be the need for an 

additional 3800 housing units in the city through to 2016. This demand was projected to 

be higher at the start of the period (240 per year) falling to 160 per year by the end of the 

period. 

6. While Statistics New Zealand household projection figures were not available based on 

2006 Census figures, analysis was done comparing 2006 census results with projected 

growth paths done by Statistics NZ based on the 2001 Census. This showed household 

growth appears to be tracking along High Projection growth path figures which results in 

a gain of 2400 households or approximately 10% between 2006 and 2016. Over the full 

projection period 2006-2021 and 3500 households (15%) is projected under the High 

growth scenario. The household occupancy rates continue to fall from 2.61 persons per 

household in 1996 to 2.46 persons in 2006.  

7. Actual development figures show that the level of development was below the projected 

level for the first five year period (1996-2001) but has since tracked above the projected 

level for the next 5 years. The projection levels for the period 2006-11 are being borne out 

by the level of development that has taken place in the years 2006 and 2007 which are 

close to the projected number of 284 per year, with 303 new dwellings being constructed 

in 2006 and 272 in 2007. 

8. The percentage of infill versus greenfield is now approaching what was predicted in the 

UGS which was 50% of new housing met by infill development and 50% met by 

greenfield sites, with the actual percentage of 52.2% infill in 2007 falling from a high of 

78.1% in 2005. This is explained by the large number of apartments built at this time.  
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9. The current level of choice of greenfield sites has had a major influence on the amount of 

infill development. There are 736 sites remaining in the current Greenfield development 

areas which will meet the 5 year supply that was established as a goal of the UGS in 

1992.  

10. Based on a 50% greenfield/infill split and with household growth tracking on the high 

projection it is evident that greenfield sites identified in the current UGS will be sufficient 

to cater for the demand for these type of sites.  

11. Recommendations from the study include; 

• Monitoring of the number of residential units should be undertaken yearly and if 

the household formation rate remains at this high level over the next two years a 

review of the UGS should be commenced by 2010 to allow consideration to be 

given to additional greenfield areas beyond 2021. Planning for the need for further 

greenfield sites would also need to be considered should new retirement 

developments occur within any of the currently identified greenfield areas.    

• Urban consolidation and intensification should be a goal for greenfield areas as 

well as for infill development. Reassess whether 12 dwellings per hectare remains 

an appropriate figure for establishing the base for infrastructure planning and the 

establishment of financial contributions. 

• Give consideration to incentives for development contributions applying to infill 

development to achieve intensification and consolidation. 

• Commence early structure planning for the greenfield areas identified in the UGS 

as being required beyond 2016.  

• Monitor the level of apartment and retirement developments to ensure that effects 

on the City’s infrastructure can be properly assessed and to ascertain the potential 

effects on the timing of release of additional greenfield sites. 
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1.0 Introduction 
 

The Napier City Council has taken a strategic approach to the residential 
development of the City for the last 15 years. The over arching document for this 
approach is the Urban Growth Strategy, the first of which was released in 1992. The 
Strategy is based on the sustainability principles of the Resource Management Act 
which became law in 1991. A review of the original Strategy document was 
undertaken in 1999 due to the rapid changes in the economy in the intervening 
period.  
 
The Urban Growth Strategy provides for the likely rates and types of urban growth 
in the City over a 25 year period and as the current Urban Growth Strategy is based 
on 1996 Census data, it provides for the City’s residential growth through to 2021.  
 
The Urban Growth Strategy is one of the more important of its strategic documents 
for future planning of the City infrastructure and the setting of development 
contributions. Growth management has emerged as a key means of integrating land 
use, infrastructure planning and provision, and funding arrangements. New 
legislative frameworks (LGA 2002 and LTMA 2003) provide a range of tools to 
assist with growth management implementation, tools that were not available when 
the growth strategy was developed in 1992 and reviewed in 1999. 
 
The tools range from the development of the Long Term Council Community Plan 
which provides mechanisms for the funding and timing of infrastructure provision 
related to land use requirements, to strategic and asset management planning.  
 
The LTMA 2003 provides for Regional Land Transport Strategies which provide 
opportunities to anchor key transport related aspects of growth management 
strategies together with a range of transport funding opportunities. The Heretaunga 
Plains Transport Strategy was completed in 2005 on this basis.   
 
Overall the three planning statutes (RMA, LTMA and LGA) provide for a bundle of 
growth management related implementation mechanisms including the opportunity 
for far greater integration between land use, infrastructure and funding 
arrangements, than just the previously available RMA approaches.     
 
Given the degree of legislative change it is timely that a number of the factors upon 
which the projections for growth were developed, be reassessed. This will allow the 
predictions to be tested, to ascertain the actual level of development and what the 
characteristics of that growth have been. These results will then be used to gauge 
the need for changes to the City’s District Plan, the Essential Services Development 
Plans and development contributions through the Long Term Council Community 
Plan.   
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There is also a regional initiative to undertake an Urban Growth Strategy that 
covers the entire Hawke’s Bay Region. This study is timed to be completed within 3 
years.  The current Urban Growth Strategy (1999) and this Report will become 
Napier’s core documents to feed into this regional review.   
 

1.1 Objectives 
 
 The following objectives have been established for this Study. 
  

Objective 1 To establish the type and level of residential growth within the City 
in the period 1999-2007. 

 
Objective 2 To identify any new characteristics and trends in urban 

development over the period 2000-2007. 
 
Objective 3 To identify where the projections outlined in the 1999 Urban 

Growth Strategy have been confirmed.  
 

Objective 4 To ensure that the methods by which information is gathered and 
the process followed in the report is complimentary to the current 
Urban Growth Strategy and previous infill studies. 

 
Objective 5 To provide predictions for urban growth for the City for the next 

10 year period. 
 
The objectives reflect the desire to test the predictions of the previous Urban 
Growth Strategy to identify where changes have taken place in the scale and nature 
of urban development and also to endorse the areas that have followed the 
predictions in the original 1999 Strategy.          
 

2.0 Methodolgy 
 

 It is not intended that this report will test all of the tenets of the 1999 Urban Growth 
Strategy but will confine the analysis to the change in the population and household 
growth in the projected period together with what has taken place on the ground in 
terms of the number of lots created and dwellings constructed.  

 
Since 1999 the Council has monitored the level of infill development that has taken 
place within the City. This report will also re-evaluate the previous infill studies and 
the findings/outcomes that were provided from these studies. The methodology will 
also look at the various assumptions that arose from the previous studies and the 
process that was developed to analyze the urban growth characteristics since the 
1999 Urban Growth Strategy was released.  
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The level of development of greenfield sites is also an important component of this 
study as it will provide information on the ratio of greenfield development versus 
infill over the period and will also enable a conclusion to be reached on whether the 
density of dwellings per hectare has increased over the period.  
 
Once the data is summarized it will be used to compare what has taken place on the 
ground with what was predicted in the 1999 Strategy. This is in relation to both the 
level of development that has taken place in terms of the numbers and locations of 
new sites and dwellings and also the characteristics of the dwellings such as 
apartments, retirement units or single dwellings. 
 
This information will be used to predict the likely nature of urban development that 
will take place over the remaining period of the Urban Growth Strategy and what 
the implications may be for other council functions such as the provisions of 
infrastructural services and the setting of development contributions.        
 

3.0 The Urban Growth Strategy (1999)  

3.1 Study Goal  
 
 The goal for the 1999 Strategy was as follows: 
 
 To assess the recommendations of the 1992 Napier City Urban Growth Strategy 

Study and have regard to population growth, household formation rates, land 
availability and market demand for residential sites including the preferred 
location for such sites, formulate a revised urban growth strategy for Napier.  

3.2 Adopted Approach to the 1999 Strategy 
 
 The approach was to have a twenty year horizon for urban growth which resulted in 

an end date for household and population projections through to 2016.  
 
 The approach recognized the two aspects of providing for growth and these are : 

a) The demand side, which includes past and present urban growth patterns, 
current trends and an understanding of demographic and market trends.  

b) The supply side, which is an investigation of the availability and suitability of 
the land resource and servicing prospects for urban growth.  

 
The evaluation of growth options in the 1999 Study were undertaken under the 
sustainability principles of the Resource Management Act 1991. There were a 
number of principles adopted for the evaluation of the growth options. These 
included such aspects as identifying and avoiding areas of value to the community, 
avoiding natural hazard situations where there is ongoing cost to the community of 
uncertain effectiveness or long term remedy, avoiding locating activities which are 
incompatible, and retaining as many options for the future as possible.    
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The 1999 Strategy used the high fertility rate and high net in-migration projections 
as the basis for future planning through to 2016. This was based on the premise that 
the City’s growth would be based on immigration and that Napier was actively 
promoting itself to immigrants. It was also judged that it would have the least 
associated risk if projections were wrong. 

3.3 Main Findings 

3.3.1 Population Growth 
 

The Strategy stated that at the time of the release of the report Napier was like much 
of New Zealand and was continuing to experience a decline in the number of 
persons per household and is currently 2.7 persons per dwelling.  
 
Using the high population growth scenario the 1999 Strategy identified that the 
projected population for Napier City, by 2016 would be 59,100. Based on this 
figure and the number of persons per dwelling the Strategy found that there would 
be the need for an additional 3800 housing units in the city through to 2016. This 
demand was projected to be higher at the start of the period (240 per year) falling to 
160 per year by the end of the period. 

3.3.2 Infill Development 
 

The Council monitored the rates of greenfields and infill housing between 1993 and 
1999 and there was a consistent split of 65% infill and 35% greenfields over that 
period. Infill has been spread across the city but there have been greater 
concentrations in Greenmeadows, Taradale, and Marewa. The study identified that 
between 1992 and the release of the review of the strategy in 1999, greenfields 
development had been concentrated on the western side of the City.  
 
The study found that there was a perception that many of the obvious infill 
opportunities (based on subdividing off a rear or front portion of the section or the 
uptake of vacant sections) have been taken up and that this type of development 
may reduce in the future.  
 
The study recognized that there were other types of infill that may take place, 
including relatively intensive multi unit development and demolition and re-
subdivision. This hypothesis is an integral part of the considerations that will be 
tested through this current study.   
 
One aspect that was identified in the 1999 Strategy that may reduce the relative 
popularity of the infill housing would be the availability of smaller sized sections 
and houses in greenfield developments.  
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In recognition of the potential trends outlined above the Study assumed a reduction 
in the proportion of infill development that would take place over the 20 year period 
of the Strategy through to 2016. This would fall from 65% (1999) of the housing 
development to 60% in 5 years (2004) and reducing to 50 % in the future. This is 
expected to include inner city recycling of commercial buildings and further infill 
developments around the Ahuriri Estuary and coastal areas.  
 
With these proportions in mind and given the 3800 new dwellings that would be 
required over the 20 year period, the Strategy identified that 144 infill dwellings 
would need to be provided over the next 5 years reducing to 90 dwellings per year 
for the remaining 15 years.   

3.3.3 Greenfield Development 
 

It was recognized in the Study that infill development is almost always the top 
priority option in terms of sustainable management principles for urban growth. 
However it was also recognized that significant demand exists for greenfields 
housing and that it would be impractical to unreasonably constrain supply. 
 
Using the high population growth scenario the 1999 Strategy identified the need for 
an additional 3800 housing units in the city through to 2016. The number of these 
dwellings to be provided by means of infill development has already been outlined 
in section 3.3.2 of this report. This means that 1800 new greenfields dwellings are 
expected to be needed over the 20 year period through to 2016. 
 
Jervoistown and Bay View were not included in the potential greenfield areas for 
consideration. Rural residential developments sit outside of the greenfield strategy 
as they are large lots and do not achieve the residential density levels required of 
greenfield development. The land at the end of Kent Terrace was excluded for the 
same reason with it being identified as suitable for large lot residential.   

3.4 Recommendations from 1999 Strategy 
 

The recommendations that arose out of the 1999 Urban Growth Strategy related 
principally to the provision of additional greenfield land. Therefore the 
recommendations centred around the new areas that need to be added to the existing 
greenfield stock to provide for housing needs through to 2016 and the provision of 
services to these new greenfield sites.  No specific recommendations were made for 
blanket controls to avoid hazards, but it was recommended that areas for new 
development should be considered and designed to mitigate flooding.  
 
In regard to infill development, the Strategy encouraged this type of development 
and sought to increase the density of development that would occur in the 
established residential suburbs. Associated with this was a recommendation that it 
is vital to maintain the level of amenity of the existing residential areas.   
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3.4.1 Services 
 

The report recommended that the Council approach to the provision of services 
should be continued. This included : 
- planned programs to upgrade services and infrastructure that serve the existing 

developed urban area and which provides for ongoing residential infill. 
- Planned services expansion to facilitate greenfields growth areas. 
- Ongoing application of financial contributions provisions through the district 

plan to ensure that a reasonable proportion of the costs to the community of 
servicing new development is recovered at the time of the subdivision and 
development.  

- Planning for services needed to allow for the development beyond the 20 year 
horizon of areas of land to the south east of the City.    

 
 It was also recommended that where new greenfield areas are to be added 

infrastructure plans should have been prepared and approved by the Council. If a 
private plan change is involved these details should be available for consideration 
as part of the Plan Change.  

3.4.2 Priorities for Development 
 
The 1999 Strategy recommended that the Council continue with a policy of urban 
consolidation and intensification. This approach relies on infill and limited 
greenfields expansion. The long term approach is to retain a compact city form 
where most new housing needs can be met within the existing urban area.   
 
For greenfields development continued development in the City’s north-west axis 
was recommended and the following priorities were established.  

- Park Island 1999 
- Citrus Grove 2001 
- Lagoon Farm 2004-2016  

 
For these areas densities of development at about 17 dwellings/ha net were 
recommended.  
 
Future long term city expansion to the south-east was recommended with the Cross 
Country Drain forming the southern edge of the urban boundary. Greenfield 
expansion on the south east would require further studies of servicing and 
development priorities and structure planning of the area was recommended. It was 
also recommended that a long term program be developed to correct the negative 
perceptions associated with the south east area of the City.  
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3.4.3 Urban Amenity  
 

The Strategy recommended encouragement of infill development within the City 
and it noted that this would necessitate measures to maintain the level of residential 
amenity within the City.    
 
The Strategy recommended that the Council should take an active role in promoting 
amenity through encouraging innovative design through consultation and advisory 
processes.  

3.4.4 Council Resolutions 
 
 In the process of adopting the Urban Growth Strategy the Council made the 

following policy amendments:     
 

- That a 12 dwelling per hectare gross figure for the design of services, the 
setting of financial contributions and the timing for the release of 
additional greenfield areas be adopted. 

- That Citrus Grove, Park Island, and Lagoon Farm be rezoned together in 
the then forthcoming review of the district plan. 

- That the Park Island Playing Fields area be excluded from consideration 
for any future urban development.  

- That any private plan changes promoting urban development outside the 
strategy or outside the priority set require that full servicing costs are met 
by the developer.  

- That the infrastructure planning for the Citrus Grove, Park Island, and 
Lagoon Farm areas be undertaken and reported back to Council for 
approval of the necessary designations or structure plans.   

 
It was acknowledged that the UGS report had recommended that a target of 17 
dwellings per hectare should be set for compact city objectives resulting from 
the sustainable use of land. This is a net figure and upon adoption of the 
Urban Growth Strategy the Council adopted a 12 dwelling per hectare gross 
figure for the setting of contributions and the timing of the release of land. 
This figure was based on the yield from previous greenfield developments. 
This would also be a conservative approach for the planned release of sites.   

    

4.0 Infill Report (2003)  
In 2003 a study was carried out with its objective being to achieve an accurate 
account of the potential infill stock of the City while also recording the approved 
greenfield and potential unzoned greenfield stock as at 31 December 2002. 
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4.1 Infill Findings 
 
The study showed that throughout the period 1998 – 2002 infill development was 
catering for more new housing development than was projected by the Urban 
Growth Strategy. The UGS predicted that the proportion of infill development to 
greenfield would be 65% at the start of the period reducing to 50% in 2002. The 
actual figures were 86.5% infill reducing to 68.5% in 2002. This is largely as a 
result of the lack of the available greenfield sites within the City over that period. 
There had been privately promoted developments between 2000 and 2002 and the 
proposed district plan rezoned additional land when it was first notified in 2000 
but these took some time to come on stream.  Interestingly the actual numbers of 
infill lots were higher in 1999 and reduced by 40% in 2002 but the percentage of 
infill to total development remained relatively high.  
 
Overall the findings of the Infill Report showed that although infill had not been 
achieving the 144 dwellings per year as projected in the 1999 UGS, infill was 
providing for greater percentages of total residential development than greenfield 
sites.  The Report found that the potential infill stock within the residential area of 
the City was 1656 as at the end of 2002. The report also projected that by 2016 
there would still be 446 potential infill sites available.  

4.2 Greenfield Findings 
 

The 2003 Infill Report identified that there were 3834 greenfield sites at the end 
of 2002 that could provide for greenfield residential development although of this 
number only 269 had been fully approved by Council and these were in King 
Street and Guppy Road.  
 
The 3834 potential greenfield sites identified, included two areas not included in 
the Urban Growth Strategy and these are the Terraces development and the 
proposed Mission Heights development. The potential sites were split into two 
stages of development with Lagoon Farm (Parklands), Citrus Grove (Oaklands), 
Park Island, and King Street / Guppy Road in the first stages and Riverbend, The 
Loop, and Serpentine in Stage 2.  
 
While this remains realistic, since the study was completed in 2003 some issues 
have been clarified and give a clearer picture of what may be expected within the 
period to 2016. This includes the uncertainty surrounding the Park Island 
greenfield option. The land is banked with the Office of Treaty Settlements and 
there is no clear indication of the timeframe for settlement. It may therefore be 
wise to adopt a cautionary approach and not take the 194 development potential 
into account for the period through to 2010. The second matter is that the 
development of the Serpentine area has begun ahead of the anticipated timing for 
the development. There is an approved 173 lot development for this area and the 
Council is currently in the process of undertaking a Structure Plan and Plan 
Change for the remaining Serpentine area.    
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The conclusion reached by the 2003 Infill Study was that the capacity of the infill 
areas to accommodate development is becoming rapidly stressed and that by the 
end of the period (2016) the City would have to rely solely on greenfield 
development. It also recommended that in order to ensure a continuity of supply 
of greenfield sites that the issues that surround the areas such as the Loop, Park 
Island and Riverbend Road would need to be worked through by 2010. While the 
Serpentine issues are being addressed there has been no progress made on the 
remaining areas and the consequences of this will need to be considered as part of 
the assessment carried out in this report.             

  

5.0 Gap Analysis 
 

One of the aims of this study is to identify trends that have developed in the 
housing market since the previous Growth Strategy was formulated. The 
following trends that have developed in the period since the release of the Growth 
Strategy and these have been identified through the consultation process.  
 
1. The level of infill in Ahuriri has been high with the construction of a 

number of purpose built apartment complexes. The 1999 Strategy did 
envisage re-use of the existing woolstores and warehouses in the area but 
not the level of purpose built construction. 

    
2. There has been high interest in sites on the hill for apartment/townhouse 

development and this is evidenced by the proposals for the former hospital 
and Hukarere sites. 

 
3. There has been a significant rise in the level of interest in coastal sites or 

sites with outlooks. 
 
4. There has been a change in the market perception for the eastern side of 

the City with the new greenfield development that has begun on Te Awa 
Avenue. This development together with the proximity to the coast has 
witnessed an increased interest in the established properties on Te Awa 
Avenue with some dwellings being moved off the sites and more intensive 
developments being undertaken.    

 
5. There is an increasing trend of moving dwellings off high value sites, or 

larger sites. This has been undertaken both to allow for infill development 
and to achieve a more intensive development of the site.  

 
6. There has been rapid growth and interest in the retirement sector with a 

trend for larger tracts of land so that a range of housing needs in the one 
complex can be provided. The Summerset development at Oaklands is an 
example of this type of development.      
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The 2003 Infill Study concluded that “the capacity of the infill areas to 
accommodate development is becoming rapidly stressed”. One of the trends that 
has emerged since this study was completed is the construction of apartment and 
townhouse developments. This is likely to continue, albeit at a slower pace and 
the proposals for the former Napier hospital  and Hukarere School sites on the hill 
are examples of this.  
 
 The identification of these trends will be tested against the actual development 
that taken place within the City over the period 1999-2007.  The perceived trends 
that have emerged in the period will be validated against the building consent and 
subdivision data.   
    

6.0 Urban Growth 2000-2007  

6.1 Guiding Principles  
In considering what information is relevant for assessing how the Strategy has 
performed against what has actually taken place on the ground, there are certain 
baselines from the 1999 Strategy which remain relevant and do not require further 
assessment. The history of development within the City and the strategic studies 
that have been undertaken prior to the first Urban Growth Strategy in 1992 remain 
relevant as does the physical description of the city, the natural hazards, and the 
natural areas. The state of the City’s infrastructure and how this influences 
development also remains relevant and does not require further assessment.  

 
 Chapter 5 of the 1999 Study is the base information for the projected household 

demand as it covers population growth as well as household growth levels. This 
will entail looking at natural increase, migration and ageing over the period and 
looking at how this may influence projections over the next 20 years. Chapter 6 
takes information from Chapter 5 to ascertain how this influences the rate of 
household formation in the City.  

 
The issues identified with accommodating the projected growth in Chapter 8 of 
the 1999 Study are directly relevant to this study although it is not intended that 
any further development options be identified as part of this exercise. Chapter 8 is 
the crux of the study in that the purpose of the report is to identify what the level 
of infill development has been and where the Greenfield development has taken 
place and what resource is still available.    

 
Part of the analysis will be to look at the General Policy Recommendations that 
were made in the 1999 Strategy to see how these have been influenced by what 
has happened in the subsequent period.   
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6.2 Consultation 
 

The level of consultation appropriate for this report was given careful 
consideration. It was agreed that because the scope of the report does not require 
the identification or consideration of additional areas of greenfield land, the focus 
of the consultation could be confined to those people that are directly involved in 
the residential property market.  
 
Consultation was undertaken with a number of real estate salespeople, valuers, 
and representatives of two of the larger residential building developments in the 
City.   
 
The consultation was undertaken on a one-on-one basis and a set of questions was 
drafted based around residential trends over the period since 1999, and what  
changes may be expected in the short to medium term future. A copy of the 
questions put to those parties consulted is attached as Appendix 2.  The following 
outcomes from the consultation are based on the questionnaire. 
 
Trends in New Residential Development Since 1999. 
 
The emergence of the apartment sector which really began from about 2003 was 
the principal identified trend of the period. It was noted that prior to this time 
apartments were few in number and were confined to the conversion of old 
warehouse buildings within the Ahuriri area.  
 
2003 saw the emergence of the larger apartment developers in the market. This 
resulted in the purchase of bare land in Ahuriri and the construction of complexes 
with up to 100 apartments.   
 
There was consensus that there are a larger number of apartments than there are 
buyers and that there was an element of investor buying in the early stage of 
apartment developments. In the long term there was general agreement that the  
current level of supply is not sustainable. It was also agreed that any future 
apartment development was likely to take place in locations close to the water 
and/or in town.   
 
Infill versus Greenfield Development       
 
Those consulted felt that the split of infill vs greenfield development projected in 
the Urban Growth Strategy (50/50 split) was a realistic one. This is because there 
is now a ready supply of land available and what is available is a good product. 
Also it was considered that infill sites are becoming harder to obtain and that 
correspondingly this will result in greater levels of greenfield development.   
 
Size of Greenfield Lots 
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There was agreement among those consulted that the average size of greenfield 
lots has reduced since the Growth Strategy was released in 1999. This has been 
exacerbated by the fact that the houses built on the sites are larger, making them 
appear smaller than they actually are. There was also general consensus that there 
is a larger segment of the market that does not want to care for larger sites.   
 
Amenity Associated with Greenfield Sites  
 
There was no strong feeling that the amenity levels of the residential areas of the 
City has declined due to the decreasing section sizes associated with greenfield 
developments. It was noted that there is a danger that the smaller site sizes can 
result in a monotonous section layout in some developments. It was also noted 
that people are happy to have smaller section sizes as there has been a change in 
peoples lifestyles. However, there was opinion that there is still a sector in the 
market that is demanding larger sites and this is evidenced by the strong demand 
for sites within the Terraces Subdivision, where sites are between 1000m2 and 
3000m2 in size.  
 
With regard to the amenity of infill areas there was no strong feeling that the 
amenity in the established residential areas of the city has been adversely affected 
by the infill development that has taken place to date. There was some concern 
that the ‘no minimum lot size rule’ can lead to poor development if little thought 
is given to the design of the development.     
 
Market Perception with Eastern Side of City 
 
One of the issues identified by the UGS was that there was a market perception 
that the eastern side of the City was a less desirable location for new greenfield 
housing development. While it was generally accepted that at the time of the 
release of the Urban Growth Strategy there was a perception that the eastern side 
of the City was a less desirable residential location, there was also consensus that 
there has been a shift in opinion. One comment was that the demand for the 
western side of the City was merely a function of the greater choice of housing in 
that location.  
 
There was also agreement that the Te Awa Estates development adjacent to the 
golf course has had a positive influence on the acceptance of the area as a 
residential option, although it was also agreed that perception issues would arise 
as any development approached Willowbank Avenue. It is clear that the 
Serpentine area on the eastern side of the City is now an accepted greenfield 
residential alternative.        
 

6.3 Population Changes  
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The population and household data used in the Urban Growth Strategy was based 
on the 1996 Census information. The following information is based upon 2006 
census information which is only now being released.  
 
Table 1: Napier City Population Change 1996-2007 

 

Period Resident Population % Change 
Natural Pop 

Change (Births-
Deaths) 

Total Net 
Migration Change 

1996 Census 1 54,900 - - - 
2001 Census 1 55,200 0.5 1,300 -1,000 
2006 Census 1 56,800 2.9 1,200 400 
2007 56,9002 0.2 200 -100 
1996-2007 2,000 3.6 2,800 -700 

Notes: 
1. Population figures relate to the June month of each Census year 
2. Statistics New Zealand population estimate 

 
The table shows a 2000 population gain for Napier City between 1996 and June 
2007. This is a 3.5% increase and is due to an excess of births over deaths during 
this period. However the natural increase has been offset by a net migration loss 
over the period when 700 more people left the city than arrived. It should be noted 
that the greatest level of migration loss was between 1996 and 2001 and that this 
trend has reduced significantly since this time with a 400 person loss in the 
following 5 year period.  
 
Interestingly analysis of the makeup of incoming migrants shows that there is a 
strong representation in the family age groups. In addition the 65+ age group 
accounted for 10% of total inwards internal migration to the region. These two 
migration characteristics have important ramifications for the characteristics of 
housing required.   
 
The age group migration trends are also reflected in the pattern of population 
change within the City i.e. between suburbs. Those parts of the City that showed 
the highest percentage of population gain have been in the areas which are 
traditional family areas and are also the greenfield development areas of the City. 
These include Greenmeadows, Taradale and Poraiti which incorporates the 
Oaklands and Parklands new development areas.    
 
  Table 2: Napier City Population Change 1996-2007 vs UGS Projections 

 

Period Resident Population % Change 
Pop Change 

(Predicted from 
1999 UGS) 

Difference  

1996 Census 3 54,900 - 53463 +1437 
2001 Census 3 55,200 0.5 55800 -600 
2006 Census 3 56,800 2.9 57300 -500 
2007 56,9004 0.2 -  
1996-2007 2,000 3.6 3,837  
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Notes: 
3. Population figures relate to the June month of each Census year and Mar year for UGS figures 
4. Statistics New Zealand population estimate 
 
The high projection used in the UGS remains a valid projection as the actual 
population figures in the period still tracked well above the Statistics New 
Zealand medium projection from the 1999 Study. When planning for future 
growth it is important to take a conservative approach and use the projection with 
the highest level of demand.    

6.4 Household Changes 
 

The following table shows the trend in the number of dwellings and average 
dwelling occupancy rates between 1996 and 2006. 
Table 3: Napier City Dwellings Trend 1996-2006 

 
Dwellings 

Census Period Occupied Unoccupied Total Population 
Ave. 

Dwelling 
Occupancy 

1996 20,169 879 21,048 54,900 2.61 
2001 20,913 1,155 22,068 55,200 2.50 
2006 21,759 1,323 23,082 56,800 2.46 

Change 1996-2006 
# 1,590 444 2,034 1,900 -0.15 

Change 1996-2006 
% 7.9 50.5 9.7 3.5 -5.7 

 
 Of interest here is that the number of dwellings within the City has increased at a 
rate that is far in excess of the rate of population increase over that period. This 
can be explained by the falling average occupancy rates of dwellings which is 
down 5.7% over the period from 2.61 persons per household in 1996 to 2.46 
persons per household in 2006. The only two Census Area Units that did not 
follow this trend were Awatoto and Onekawa South where population growth 
over the period was higher than dwelling growth inferring an increase level of 
dwelling occupancy in these areas.  

The total number of single person households has increased from 21% of total 
City households to 23% during the period.  There has also been a fall in the level 
of home ownership in Napier over the ten year period 1996-2006 from 68% at the 
start of the period to 64% by the end of it.  

Not unexpectedly household growth was greatest in those parts of the City where 
there was greenfield development or higher levels of infill such as Poraiti 
(Oaklands and Parklands subdivisions) and Ahuriri where there has been a lot of 
apartment development.   
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Table 4: Napier City Dwellings Trend 1996-2006 

 
Dwellings 

Census Period  UGS Projections 
High   Actual 

UGS 
Projected 

Ave. 
Occupancy 

Actual Ave. 
Dwelling 

Occupancy 

1996  19839 21,048 2.69 2.61 
2001  21000 22,068 2.66 2.50 
2006   21900 23,082 2.62 2.46 

Change 1996-2006 
#   2061 2,034 -0.07 -0.15 

Change 1996-2006 
%   9.1 9.7  -5.7 

 

It can be seen from this table that the projections in Urban Growth Strategy for 
household growth have been realized and that the assumptions of the strategy for 
household growth remain valid.   

6.5 Projections 
 

Statistics New Zealand has released its updated territorial local authority district 
population projections based on the 2006 Census results.  
 
These figures will be very useful in anticipating the future housing needs of the 
City and whether the Council has sufficient land areas identified for development 
or whether planning needs to begin now to cater for such need.  

 
Table 5: Projected Napier City Population Growth 2006-2031 June Years 

 
Projected Population Year Low Growth  Medium Growth High Growth 

2006 1 56,800 56,800 56,800 
2011 56,400 57,700 59,000 
2016 55,600 58,200 60,700 
2021 54,500 58,300 62,200 
2026 53,100 58,200 63,400 
2031 54,400 57,700 64,300 

# Change 2006-2031 -5,400 +900 +7,500 
% Change 2006-2031 -9.5 +1.6 +13.2 
Ave Annual % 
Change 2006-2031 -0.4 +0.1 +0.5 

Note: 1. Base year 
 
In his report, Sean Bevin of Economic Solutions Ltd states that “based on 
Statistics New Zealand’s recent annual population estimates for the City, 
Napier’s population growth appears to be tracking midway between the Medium 
and High projection scenarios”. This view is based on the projected population 
change for the period 2006-2011. If the midway trend continues over the full 
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projection period through to 2031 the population of the City at that time is 
projected to be approximately 61,000. This would represent a population increase 
over the period 2006-2031 of 7.4%. This compares to a 3.5% increase over the 
past 10 year period.  

Statistics New Zealand has not yet updated projected household growth based on 
the 2006 Census results. However Sean Bevin did some analysis comparing 2006 
Census results with projection growth paths done by Statistics New Zealand based 
on the 2001 Census. This showed that household growth appears to be tracking 
along High Projection growth path figures which results in a gain of 2400 
households or approximately 10% between 2006 and 2016. Over the full 
projection period 2006-2021 an additional 3500 households (15%) is projected 
under the High growth scenario. 
Table 6: Napier City Household Growth 1996-2031 

 
Census Period Number of Households 

1996 Actual  : 21,048 
2001   : 22,068 
2006   : 23,082 
2011 Projected : 24,500 
2016   : 25,700 
2021   : 26,800 
2026   : 28,100 
2031   : 29,200 

 

The projections clearly show that the same level of household growth can be 
expected for the next ten year period as was experienced over the last ten years. 
This has been borne out in the actual figures to date. Statistics New Zealand is 
projecting the number of couples without children single parent, and sole-person 
households to grow markedly over the next 15 years. All of these factors have an 
influence in reducing the average household occupancy rate, thereby leading to an 
increase in demand for dwellings.    

6.6 Infill Development   
 

The process adopted for reviewing the level of infill development that has 
occurred in the period since the release of the 1999 Strategy has closely followed 
the process adopted for the Infill Studies that have been undertaken internally by 
the Planning Department of the Council in 2001, 2003 and again in 2005. These 
studies have been updated again this year as part of the information gathering for 
input into this situation analysis for the Urban Growth Strategy.  
 
Development in Rural and Rural Residential areas was not included in assessment 
and supplementary units were also excluded.  
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6.6.1 Process for Determining Infill Development 
 

The process for confirming the actual level of urban development that has 
taken place within the City in the period 2000-2007 was based upon 
Council consent information.  This involved obtaining a printout of all of 
the building consents for new dwellings that have been issued over the 
period 2003 to the end of 2007. The 2003 start date was used because the 
data for the period 1999 to 2002 had been gathered for previous infill 
studies.   

 
The new dwelling information was then identified by the area unit into 
which it fitted and this allowed the dwellings to be identified as either 
infill development or building on greenfield sites. The building consent 
information also allowed the type of residential information to be 
identified. This included traditional dwellings, apartment units and 
retirement units.  

 
In the same way a printout of all subdivision approvals for the period was 
also obtained. The same process for identifying whether they were 
greenfield sites or infill was adopted.  

 
Matching the subdivision address with the building consent data gives the 
ability to identify what the stock of vacant sites is for the infill areas of the 
city and the identified greenfield areas. This will be used for ascertaining 
the availability of lots within the City and whether this is going to be 
sufficient to meet the projected household needs of the City within the 
remaining life of the 1999 Urban Growth Strategy.        

6.6.2  Level of Infill Development 2000-2007 
The following table shows the percentage of infill development over the 
period 2000-2007 and the comparative changes between the years.  
 
Table 7 Infill Development 2000-2007  

Year Number of Infill 
Sites 

Percentage of  
Development 

Comprising Infill  

Comparative Change 
Between Years 

2000 67 70.5%  
2001 52 61.2% -9.3% 
2002 87 68.5% +7.3% 
2003 101 53.8% -14.7% 
2004 84 47.7% - 6.1% 
2005 370 78.1% +30.4% 
2006 204 67.3% -10.8% 
2007 142 52.2% -15.1% 
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This shows that there are quite wide fluctuations in the percentage of infill 
development taking place from 2003 onwards and this is explained by the 
level of apartment development and also (but to a lesser extent) because of 
the retirement village component.  
 
The evidence of the impact of these two sectors of the market can be seen 
in the major jump in the number of dwellings in 2005 rising over 30% 
over the previous year. Of the 370 total of infill sites in 2005, 149 of them 
were apartments and 58 were retirement villas. In 2006 there were still 79 
apartments contributing to the total number of infill sites. This level of 
infill development has now leveled off following the initial surge in 
apartment construction.  However it is still well above the level of infill 
development that was undertaken prior to 2005. If the apartment 
development is removed from the figures the percentage of infill 
development has been steadily declining over the past 3 years from 61.1% 
to 52.2%.           

6.6.3 Location of Infill Development 2000-2007 
Most infill development to date has taken place in the areas of the city 
where (a) people wish to live and (b) where there is a ready supply of 
larger sites that are relatively easy to subdivide. This resulted in the 
majority of infill development occurring in the Greenmeadows, and 
Taradale areas of the City at the time of the preparation and release of the 
Urban Growth Strategy and through to 2004. 
 
The location of the infill development that has occurred confirms the 
influence of apartment development on the level of infill that has taken 
place particularly in 2005 and 2006, where in Ahuriri the level of the 
development increased from three sites in 2004 to 207 in 2005. Of this 
number 58 were retirement villas in the Ryman development in Ahuriri. 
While Ahuriri still had the largest level of infill development in 2006 this 
had declined significantly with the number of apartments dropping by half 
to 79. This coincided with the later stage of ‘The Quadrant’ development 
in Humber Street.  In 2007 there was virtually no infill development in 
Ahuriri with only 3 new dwellings being approved.  

 
There was also a noticeable rise in the level of infill development in 2005 
in the Napier Hill area which corresponds to the development of the 
Northridge apartments. However, outside of this timeframe the level of 
infill development has been consistent which indicates that there has not 
been an increasing trend towards moving dwellings off the site to more 
intensively develop, as has been suggested anecdotally.  
 
With the significant decline in apartment construction post 2006 the 
location of infill development is more evenly spread across the City with 
the highest levels being achieved in Taradale and Greenmeadows. There is 
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also a noticeable increase in the level of development within Onekawa and 
this is attributable to the small development that is being undertaken in 
McNaughton Place.          

6.6.4 Characteristics of the Infill Development 
While the level of infill development that has occurred since the Urban 
Growth Strategy was released, was higher than projected in the UGS 
(apart from a substantial blip in 2005/06 due to the apartment 
construction), the percentage of infill versus greenfield is now 
approaching what was predicted in the UGS which was 50% of new 
housing met by infill development and 50% met by greenfield sites.   
 
In the gap analysis it was identified that there is anecdotal evidence that 
infill sites in the traditional areas are becoming harder to find and that as 
this occurs, in the more desirable areas houses are being moved off sites to 
allow for development. This is not a readily identifiable trend from the 
building consent data and if this was occurring you would expect to see 
some discernible rise in the number of new developments occurring in 
areas such as Westshore or Napier Hill but this was not the case, with the 
numbers remaining relatively constant throughout the period.         

6.7 Greenfield Development 

6.7.1 Process for Determining Greenfield Development 
The process for determining greenfield sites is the same as that adopted for 
identifying infill developments as set out in section 6.6.1 of this report. 
There was the need to ensure that new greenfield areas that had been 
developed since the previous base studies were identified, in order that 
development on these sites was not included in the infill calculations. In 
this case this included the Oaklands development, the Terraces, Parklands 
and the Te Awa Estates development.  

 
Matching the subdivision address with the building consent data gives the 
ability to identify what the stock of vacant sites is for the identified 
greenfield areas. This will be used for ascertaining the availability of lots 
within the City and whether this is going to be sufficient to meet the 
projected household needs of the City within the remaining life of the 
1999 Urban Growth Strategy. 

6.7.2 Level of Greenfield Development 2000-2007 
The percentage of greenfield development has varied over the study period 
with infill providing most of the new residential housing needs of the City 
and as has been previously discussed this was influenced by the surge in 
apartment units.  
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Table 8 Greenfield Development 2000-2007 

Year Number of 
GreenfieldSites 

Percentage of  
Development 

Comprising Greenfield  

Comparative Change 
Between Years 

2000 28 29.5%  
2001 33 38.8% +9.3% 
2002 40 31.5% -7.3% 
2003 87 46.2% +14.7% 
2004 92 52.3% +6.1% 
2005 104 21.9% -30.4% 
2006 99 32.7% 10.8% 
2007 130 47.8% 15.1% 

 
Prior to 2003 the level of greenfield development was low as there was 
little choice available. The actual number of greenfield sites that have been 
built on between 2003 and 2007 have remained fairly constant reflecting 
the number of greenfield sites that have come on stream. This trend can 
clearly be seen from the table above.      

6.7.3 Location of Greenfield Development 2000-2007 
The location of the Greenfield development that has taken place has 
clearly followed the chronological development of each of the new 
greenfield areas as can be seen from the table below:   
 
Table 9 Location of Greenfield Development 

Year King / Guppy  Citrus Grove 
/Oaklands 

Parklands  Terraces Te Awa 

2000 28     
2001 31     
2002 40     
2003 51 36    
2004 18 74    
2005 5 85 5 11  
2006 1 15 58 17 8 
2007 0 12 75 32 11 

 
The table clearly shows that there is a wider range of greenfield choices 
available towards the end of the period although there is still a dominance 
in the area where the greater numbers of section choice are available.  

6.7.4 Trends in Greenfield Development 2000-2007 
An analysis of the greenfield development that has taken place over the 
period shows that there is no clear dominance of one area over another, as 
most of these developments are staged and there are not large volumes of 
sites from each of the greenfield areas available at any one time. As an 
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example within the Terraces subdivision, the subsequent stage of the 
development has not been released until the prior stage has been largely 
uptaken.  
 
There is one aspect to note with regard to the Oaklands development. The 
totals include 34 retirement villas in the 2004 figure and a further 37 in the 
2005 totals. The retirement village market is a growth sector and there is a 
trend for retirement developers to buy a large block of land within a new 
greenfield development area to establish the complex. This can affect the 
predicted number of sites from developments.   
 
Titles for the larger stage of the Te Awa Estates development had only just 
started to come on stream in the later part of 2007 and this reflects the 
lower numbers there. The average lot size within the Te Awa Estates 
development is smaller than that of any previous greenfield development 
within the City at approximately 472m2 which equates to just under 14 
dwellings/ha gross. This is likely to result in a greater number of dwellings 
than the net residential density of 17 dwellings per hectare recommended 
in the Urban Growth Strategy. These higher densities are likely to result in 
a narrower range of section sizes within a development and this becomes a 
challenge to achieve good design by maintaining variety of form and 
amenity.      

7.0 Comparative Analysis 
This section of the report compares the development that has taken place on the 
ground with what was projected in the Urban Growth Strategy for both household 
formation and the percentage split between infill and greenfield development. 
This information will be used to ascertain whether the Strategy remains relevant 
in the short to medium term and what future directions need to be planned for.   

7.1 Actual Growth vs Predicted Growth 
The Urban Growth Strategy 1999 showed that the figures for both population and 
household growth were below the national rate and that there was a slowing of 
household growth. However for the predictions for household growth rates the 
Statistics New Zealand high projection was used to ensure that there would 
always be an available stock of sites on hand.   

The following table shows the housing sites projected to be needed over the life of 
the Strategy and the comparison with the level of development that has occurred 
over this time to date and the latest projections (based on the 2006 figures) 
through to 2021. 
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Table 10- Projected Needs for Housing Sites  

Year Total per Year 
From UGS  

Total per 5 
Years from 

UGS 

Actual Levels 
of 

Development 

Projected Per 
Year  

Projected 
Total per 5 

Years 
1996-01 240 1200 1020   
2001-06 180 900 1014   
2006-11 180 900  284 1418 
2011-16 160 800  240 1200 
2016-21 180 900  220 1100 
 

The figures show that the level of development has been below the projected level 
for the first five year period but has since tracked above that level for the next 5 
years. The higher projections that have been made for the period 2006-11 are 
being borne out by the level of development that has taken place in the years 2006 
and 2007 which are close to the projected number of 284 per year, with 303 new 
dwellings being constructed in 2006 and 272 in 2007.       

7.2 Availability of Sites  
The availability of sites does not seem to be quite the issue that it was at the time 
that the Urban Growth Strategy was first released.  There are now a number of 
greenfield development areas and there are still infill choices available with the 
level of this development remaining steady throughout the period. 

 
Table 11- Availability of Greenfield Sites  
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Timing Greenfield Sites 
Available  

Location Estimated 
Potential Sites –

from UGS or 
approved Plan 

Infill 
based 

on 
50% 
split 

Total 

Available Now  74 
464 
165 
33 

TOTAL 736 

Oaklands 
Parklands 
Te Awa  
Terraces 

229* 
600 
173* 
83* 

709  

 Number of Sites 
available now 
above what is 

needed to 
maintain 5 years 

supply 

27    1418 

2011-2016 600 required Serpentine 
Park Island 

1527** 
170 

600 1200 

2016-2021 550 required The Loop 350 550 1100 

G
* Figure from Approved Plan 
** Figure adjusted from the UGS estimate to take into account the approved sites in the area.  
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The table shows that there are 736 sites remaining in the current greenfield 
development areas at the present time. This figure is just above what would be 
required to maintain a 5 year supply (709) which was established as goal of the 
Urban Growth Strategy since 1992. The results show that despite a significant 
increase in the number of households to be provided for, the land that was 
identified for future residential development within the UGS will adequately cater 
for the greenfield demand of the City through to 2021. This is based on a 50% 
greenfield/infill split and on household growth tracking on the high projection.   

The Council will need to ensure that the timing for the plan changes is advanced 
at an early stage to ensure that the plan change process is completed by the time 
that the land is needed. One potential issue is that if retirement complexes are 
established within a priority area they could necessitate bringing forward the 
release date for subsequent greenfield areas.   

It should be noted that the Park Island greenfield option was rezoned ‘Residential’ 
in the Proposed City of Napier District Plan when it was notified in November 
2000. Although this area of land has been land banked with the Office of Treaty 
Settlements it could be subdivided as soon as the Treaty issues have been 
successfully dealt with. It has been included in the 2011-2016 period as it unlikely 
to be available before that time.            

7.3 Relevance of 1999 Study Recommendations 
 

One of the principal recommendations from the Urban Growth Strategy is that the 
Council should continue with a policy of urban consolidation and intensification. 
To this end it is to encourage the density level of developments towards 17 
dwellings per hectare. With a 50% split in the level of infill vs greenfield 
development the density recommendation remains relevant, and becomes more 
readily achievable where apartment development occurs.   

 
A figure of 12 dwellings per hectare gross was adopted in the Strategy for the 
design of services, the setting of financial contributions, and the timing for the 
release of additional greenfield areas. In order to encourage greater levels of 
urban consolidation and intensification further consideration should be given to 
what might be appropriate density levels for greenfield development over the 
period through to 2021. In many new urban areas there  are greenfield density 
levels of around 15-17 dwellings per hectare. There is a concern that a too 
conservative density level may result in under provision of infrastructure capacity. 
However amenity issues are of greater significance as residential densities 
increase.  

    
One of the issues raised in the Urban Growth Strategy is that an oversupply of 
greenfield sites may discourage infill and that allocating reasonable service costs 
to greenfield sites is one method of managing such situations. This is a very 
important issue particularly if the 50% split between infill and greenfield 
development is to be maintained.  
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One of the recommendations that is linked to the goal for greater density levels is 
the need to maintain the character and amenity of the residential environments. 
This has just as high levels of relevance now as it did when the Urban Growth 
Strategy was released in 1999. The method by which this may be achieved is 
discussed in the next section of this report.  

 
Finally the priority land areas and timing established in the Urban Growth 
Strategy for future residential development for the period from now through to 
2021 remain relevant. The implications for servicing and the structure plan 
approach recommended by the Strategy are a central component to the planned 
approach for future residential development and this is also discussed below.   

8.0 Conclusions & Recommendations 
 

The findings arising from this report show that the level of residential 
development that has occurred since the release of the Urban Growth Strategy has 
tracked close to the Statistics New Zealand high projection for household 
formation with 284 sites required each year for the next 5 years dropping to 220 
per year for the period 2016 through to 2021. The high projection was used for the 
timing of the release of new greenfield sites within the 1999 UGS but with new 
projections based on 2006 Census data, the figure of 284 is over 100 more 
households per year than those projected in the 1999 Strategy. Significantly the 
actual level of development occurring in 2007 is in line with the high projection. 
 
Analysis of subdivision and building consent data for the period has also shown 
that the split between infill and greenfield development is now at the level 
predicted by the Strategy for this time, being 50% infill and 50% greenfield. This 
is despite the blip in the level of infill development in 2005/06 which resulted 
from a flurry of apartment development principally in the Ahuriri area. This 
means that the timing of the release of the greenfield areas identified in the Urban 
Growth Strategy remains relevant and on target.    
 
It seems that the level of apartment development was directly linked to the 
availability of waterfront sites and for the year ended 2007 the number of 
apartments constructed had fallen to zero. Those experienced in the market felt 
that it was unlikely that similar levels of apartment development would again be 
achieved in the foreseeable future although this type of development is proposed 
for the former hospital and Huakarere School sites on Napier Hill. It is likely that 
these developments will be staged and this means that the intensity of infill that 
was encountered in 2005/06 would be unlikely to be experienced to the same 
degree.  
 
As well as apartment development, retirement units have featured in both the 
infill and greenfield statistics since the release of the UGS. Retirement villages 
have been constructed within Oakland Park (Citrus Grove) and also in Ahuriri as 
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part of the existing Ryman development. Retirement complexes are now a 
significant type of residential development and are beginning to make their 
presence felt in the Hawke’s Bay area with one new development under 
construction in Hastings and another large 369 unit development proposed for 
Havelock North. These types of development now demand large areas of land  (at 
least 6 hectares) and have the potential to take large areas of land out of  
greenfield options.          
 
Beyond these two more intensive types of development there does not seem to be 
any new characteristics in the type of residential development that is occurring.  
 
Recommendations: 
 
1. Monitoring of the number of residential units should be undertaken yearly and 

if the household formation rate remains at this high level over the next two 
years a review of the UGS should be commenced by 2010 to allow 
consideration to be given to additional greenfield areas beyond 2021. Planning 
for the need for further greenfield sites would also need to be considered 
should new retirement developments occur within any of the currently 
identified greenfield areas.  

 
2. Urban consolidation and intensification should be a goal for greenfield areas 

as well as for infill development and the structure planning for the new 
development areas should include urban design elements which would assist 
in meeting the net residential density of 17 dwellings per hectare objective 
while maintaining the level of amenity of residential areas.  

 
Reassess whether 12 dwellings per hectare remains an appropriate figure for 
establishing the base for infrastructure planning and the establishment of 
financial contributions.    

 
3. The goal for intensification and consolidation is more easily achieved by 

means of infill development and therefore some thought could be given to the 
development contributions applied to this type of development through the 
LTCCP to give some incentive to developers for undertaking this type of 
development rather than greenfield sites.   

 
4. It is acknowledged that the structure planning for the Serpentine area has been 

commenced. However the structure plan process for Riverbend and the Loop 
should be commenced within the next 5 year period to ensure that a five year 
supply of sites remains available and to ensure that planning for the 
appropriate road linkages can be made in response to the changes arising out 
of the Land Transport Amendment Act.  

 
5. It is recommended that monitoring of the level of apartment and retirement  

developments be undertaken to ensure that effects on the City’s infrastructure 
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can be properly assessed and to ascertain the potential effects on the timing of 
release of additional greenfield sites. 
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Population and Household Profile and 
Growth in Napier City 2006-2031 

 
 

 

Introduction 
 
1.1 This report provides an updated analysis of demographic trends in Napier City over the past ten years, 

the current population and household profile of the City, and the longer-term outlook for future 
demographic growth in the area. 

 
1.2 This information is required for the review that is being undertaken of the Napier City Council’s current 

Urban Growth Strategy (UGS), which was prepared in 1999. 
 
1.3 The report essentially updates relevant parts of the analysis provided in Sections 5 and 6 of the 1999 

UGS.  However, the focus of the update is on a statistical analysis of Napier’s demographic profile and 
changes in the profile over time, accompanied by brief explanatory comments.  The overall presentation 
has been formatted so that it can be relatively easily incorporated in the final review report. 

 

Population Growth 1996-2006 
 
1.4 Total Population 

Table 1 below indicates the change in Napier’s population and its main components, since 1996.  The 
base data for the table is sourced from Statistics New Zealand Census results, annual population 
estimates and other data sources of the Department. 
 

Table 1: Napier City Population Change 1996-2007 
 

Period Resident Population % Change 
Natural Pop 

Change (Births-
Deaths) 

Total Net 
Migration 

Change 
1996 Census 1 54,900 - - - 
2001 Census 1 55,200 0.5 1,300 -1,000 
2006 Census 1 56,800 2.9 1,200 400 
2007 56,9002 0.2 200 -100 
1996-2007 2,000 3.6 2,800 -700 

Notes: 
5. Population figures relate to the June month of each Census year 
6. Statistics New Zealand population estimate 

 
Napier City’s population grew by 1,900 or 3.5% over the Census interval 1996-2006 and a further 100 or 
0.2% over 2006-2007, thus providing for a total gain of 2,000 or 3.6% over the full period.  The increase 
was driven by a natural population gain (excess of births over deaths) over the period, offset though by 
an overall net migration loss (out-migration from Napier greater than in-migration) of 700. 
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1.5 Migration 

Table 1 indicates that Napier recorded a major net migration loss of 1,000 people during the 1996-2001 
Census period.  However, this situation turned around during the following Census interval, when the 
City recorded an overall net migration gain into the area of some 400.  This followed particularly 
proactive economic development and associated City marketing policies by the Napier City Council in 
order to address the significant local economic decline that occurred during the 1996-2001 period. 
Detailed analysis of the migration gain of 2001-2006 indicated that it was due to a significant net 
migration inflow to Napier of people from other New Zealand localities (net internal migration gain) 
offsetting a net external migration loss of residents from the City to overseas destinations. 
 
Information from the 2006 Census indicates that at the Hawke's Bay region level, the leading source 
areas for internal migration to the region over 2001-2006 were, in order, Auckland, Manawatu-
Wanganui, Wellington, Waikato and Bay of Plenty.  The leading age-groups for internal migrants were, 
in order, 5-9, 35-39, 30-34, 25-29 and 10-14 years; inferring a strong family orientation to this type of 
migration to the region.  The 65+ age-group accounted for 10% of total inwards internal migration to the 
region.  The leading age-group for overseas migrants to the region was the broad 25-39 category.  
People from the rest of New Zealand accounted for approximately three-quarters of total inward 
migration to Hawke's Bay over the latest Census period and migrants from overseas the balance of 
25%. 
 

1.6 Growth Comparisons 

As noted earlier, Napier’s population grew by 3.6% over 1996-2007.  By way of comparison, Hastings 
district’s population increased by 8.2%, Hawke's Bay’s by 4.1% and New Zealand’s by 13.3%.  Napier  
therefore recorded the lowest rate of population growth since 1996, amongst the listed areas. 
 

1.7 Age Profile 

Over 1996-2006, the median or ‘middle’ age of Napier’s population increased from 35 to 38.6 years, 
reflecting the continuing ageing of the City’s population.  The area’s median age currently stands at 
approximately 39 years, based on Statistics New Zealand population projections.  In 2006, the Hastings 
median age stood at 36.5 years, Hawke's Bay region 37.5 years and nationally 35.8 years.  Napier has 
the highest median age of all four areas. 
 
Table 2 indicates the changing broad age-group profile of Napier’s population since 1996. 
 

Table 2: Napier City Age-Group Profile 1996-2006 
 

% of Total Population Year 0-14 Years 15-39 40-64 65+ 
1996 22.2 35.0 28.2 14.6 
2001 22.3 32.1 30.6 15.0 
2006 21.0 31.0 32.4 15.6 

 
The changes to note are the small fall in the 0-14 proportion, larger fall in the 15-39 group, noticeable 
increase in the 40-64 proportion and the lesser increase in the 65+ proportion of the total population.  
The comparative results in 2006 at the national level were 0-14 years also 21%, 15-39 years 35% (a 
significantly higher figure than in the Napier case) 40-64 years 32% (similar to Napier) and 65+ years 
12% (noticeably lower than the Napier result).  Over 1996-2006, Napier’s 0-14 and 15-39 populations fell 

 
Situation Analysis Urban Growth Strategy 1999.doc 2 
Economic Solutions Ltd 



by 2.5% and 8.3% respectively, whilst its 40-64 population increased by 18.7% and 65+ population by 
10%.  Nationally, the 0-14 and 15-39 populations rose by 3.4% and 2.1% respectively, and the 40-64 
and 65+ populations by 31% and 18.9% respectively. 
 

1.8 Intra City Population Change 

Table 3 below indicates the pattern of population change within Napier, since 1996.  It should be noted 
that the results in the table reflect the actual Census survey period, rather than a June month on which 
the previous analysis in the report is based (a June month approach is consistent with Statistics New 
Zealand demographic projections methodology).  The points to note from the table are as follows: 

• The parts of the City recording the highest numerical levels of population gain over the ten-year 
period have been, in order, Greenmeadows, Taradale, Onekawa South and Poraiti (which includes 
the Oaklands area new residential development). 

• Those parts recording the highest percentage population gains have been, in order, Onekawa West 
Poraiti, Greenmeadows, Ahuriri, Awatoto and Taradale South. 

• The largest numerical declines in population have been recorded by Tamatea, Napier Hill and 
Napier South, whilst the leading falls in percentage terms have been recorded by Tamatea, 
Westshore and Bluff Hill. 

• Over the latest 2001-2006 Census period, Taradale South, Greenmeadows, Onekawa South, 
Marewa, Poraiti, Pirimai and Ahuriri recorded the highest levels of numerical population growth, 
whilst the population of Napier Hill and Tamatea fell by the largest amounts. 

 
Table 3: Napier Intra City Population Change 1996-2006 
 

Resident Population Population Change 1996-
2006 Census Area Unit 

CAU 1996 2001 2006 Number % 
Bay View 1,713 1,758 1,773 60 3.5 
Poraiti 630 612 774 144 22.9 
Meeanee 1,104 1,184 1,197 93 8.4 
Awatoto 303 300 357 54 17.8 
Westshore 1,146 1,098 1,071 -75 -6.5 
Ahuriri 723 744 858 135 18.7 
Onekawa Central 1,263 1,254 1,245 -18 -1.4 
Onekawa West 66 126 111 45 68.2 
Onekawa South 4,131 4,152 4,371 240 5.8 
Marewa 4,545 4,416 4,611 66 1.5 
Maraenui 3,567 3,468 3,537 -30 -0.8 
Hospital Hill 2,907 2,871 2,793 -114 -3.9 
Bluff Hill 2,862 2,721 2,694 -168 -5.9 
Nelson Park 2,457 2,382 2,361 -96 -3.9 
McLean Park 2,409 2,361 2,418 9 0.4 
Tamatea North 2,664 2,577 2,481 -183 -6.9 
Tamatea South 2,841 2,700 2,634 -207 -7.3 
Greenmeadows 5,190 5,832 6,207 1,017 19.6 
Taradale North 4,836 5,001 5,019 183 3.8 
Taradale South 4,725 4,794 5,370 645 13.7 
Pirimai 3,387 3,330 3,468 81 2.4 
TOTAL NAPIER 
CITY 

53,469 53,681 55,350 1,881 3.5 
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1.9 Population Ethnicity 

Table 4 shows the change in the ethnic group composition of the Napier population, since the 1991 
Census. 
 
Table 4: Napier Ethnicity Profile 1991-2006 

 
% of Total Population 

Census Period European Maori Pacific 
People Asian Other 

1991 83.8 13.4 1.1 1.6 0.1 
1996 80.7 15.2 1.7 2.2 0.2 
2001 79.2 16.2 2.0 2.3 0.3 
2006 75.2 18.9 2.7 2.7 0.5 

 
Napier’s European population element has fallen gradually over the period, whilst its Maori proportion 
has increased noticeably overall.  Both the Pacific People and Asian ethnic group proportions have also 
risen over the period, as has the ‘Other’ ethnic group mix.  Since 1991, Napier’s total European 
population has grown by 1.2%, its Maori population by 59%, Pacific People’s population by 173% and 
Asian population by 96%. 

 
1.10 Dwellings/Households 

Table 5 indicates the trend in the number of occupied and unoccupied dwellings in Napier over 1996-
2006, as well as total dwellings and average dwelling/household occupancy (average number of persons 
per dwelling/household). 

 
               Table 5: Napier City Dwellings Trend 1996-2006 
 

Dwellings 
Census Period Occupied Unoccupied Total Population 

Ave. 
Dwelling 

Occupancy 
1996 20,169 879 21,048 54,900 2.61 
2001 20,913 1,155 22,068 55,200 2.50 
2006 21,759 1,323 23,082 56,800 2.46 

Change 1996-2006 
# 1,590 444 2,034 1,900 -0.15 

Change 1996-2006 
% 7.9 50.5 9.7 3.5 -5.7 

 
Since 1996, the total number of dwellings in Napier has increased by 2,034 or 9.7%, compared to 11.7% 
for Hastings district.  At the same time, the average dwelling occupancy level has fallen by almost 6%, 
from 2.61 to 2.46 persons per dwelling. 

 
Table 6 indicates the changes in the number of dwellings (both occupied and unoccupied) for the 
various Napier CAUs (which correspond to the known suburban profile of the City), over the 1996-2006 
period.  The parts of the City that recorded most dwelling gain over the period were, in order, 
Greenmeadows, Taradale, Napier Hill, Onekawa, Marewa, Bay View, Ahuriri and Poraiti (which includes 
the Oaklands subdivision at the end of Church road which mainly runs through Taradale).  The highest 
percentage dwelling gains were recorded by Onekawa West, Poraiti, Greenmeadows, Ahuriri and 
Taradale South CAUs. 
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Table 6: Napier Census Area Unit Dwelling Change 1996-2006 
 

Census Area Unit 1996 2001 2006 
Numerical 

Change 1996-
2006 

% Change 
1996-2007 

Bay View 648 702 735 87 13.4 
Poraiti 189 216 264 75 39.7 
Meeanee 396 420 453 57 14.4 
Awatoto 129 132 147 18 14.0 
Westshore 549 574 570 21 3.8 
Ahuriri 339 357 420 81 23.9 
Onekawa Central 537 552 570 33 6.1 
Onekawa West 27 63 75 48 177.8 
Onekawa South 1,611 1,629 1,647 36 2.2 
Marewa 1,875 1,911 1,968 93 5.0 
Maraenui 1,116 1,131 1,137 21 1.9 
Hospital Hill 1,191 1,230 1,257 66 5.5 
Bluff Hill 1,170 1,203 1,227 57 4.9 
Nelson Park 1,032 1,032 1,026 -6 -0.6 
McLean Park 1,038 1,056 1,056 18 1.7 
Tamatea North 996 999 1,005 12 1.2 
Tamatea South 1,047 1,047 1,056 9 0.9 
Greenmeadows 2,040 2,421 2,679 639 31.3 
Taradale North 1,977 2,106 2,187 210 10.6 
Taradale South 1,818 1,965 2,205 387 21.3 
Pirimai 1,314 1,323 1,395 81 6.2 

 
Figure 1 shows the relative population and dwelling movements within Napier City, over 1996-2006.  
For the majority of CAUs, both population and dwelling change were positive with, however, dwelling 
change outstripping population change.  This was particularly evident in the Poraiti, Onekawa 
Central/West and Greenmeadows CAUs.  These trends reflect a falling dwelling occupancy level.  In the 
case of Awatoto and Onekawa South CAUs, population growth over the period was higher than dwelling 
growth, inferring an increasing level of dwelling occupancy.  Westshore, Maraenui, Napier Hill, Nelson 
Park and Tamatea CAUs all recorded negative population growth but positive dwelling growth over the 
period. 
 

Figure 1: 
 Napier Census Area Unit Population and Household Change1996-2006
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Since 1996, the total number of households in private occupied dwellings has increased from 19,956 to 
21,450, that is, a gain of 1,494 or 7.5%.  At the same time, the number of single-person households has 
increased from 4,743 (21% of total City households) to 5,835 (23% of all Napier households), a gain of 
23%.  Single-person households have increased at a considerably faster rate than the total household 
portfolio. 
 
In 1996, dwellings in Napier owned by the people living in them represented 68% of all private occupied 
dwellings in the City.  In 2001, the figure was 64% and in 2006 also 64%.  However, the latter result 
includes dwellings held in a ‘family trust’.  There has thus been an overall fall in the level of home-
ownership in Napier, over the ten-year period. 
 

1.11 Local Economy 

Figure 2 indicates the trend in Hawke's Bay’s economic growth since early 2000.  The base data for the 
graph is sourced from analysis work undertaken for the Napier City Council by Infometrics economic 
consultancy in Wellington.  The economic growth measure is based on movements over the period in a 
composite of regional economic indicators grouped under the national GDP measurement headings of 
production, expenditure and income.  The graph indicates that the regional economy recorded positive 
but fluctuating economic growth over the seven-year period, with the peak activity level being recorded 
over 2001-2002.  Regional growth has generally been in the range of 3%-6% annual growth, during the 
period.  More recently, economic growth has fallen in Hawke's Bay, since mid-2006. 
 

Figure 2: Hawkes Bay Real Economic Growth Track Since Year 2000
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From an industry perspective, NZ Institute of Economic Research analysis indicates that the economic 
activities that recorded strongest growth in the region over the 1998-2007 period were, in order, 
transport/storage/communication, food processing, wholesale/retail trade and tourism/hospitality 
servicing, and construction/public utility provision (power/gas/water).  These were followed by 
agriculture, health/community services and property/business services.  The largest industries in the 
region in GDP terms are currently wholesale/retail trade and tourism/hospitality services, food 
processing and agriculture. 
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The Institute is forecasting (regional economic growth forecasts in New Zealand March 2007) the 
average annual level of economic growth in Hawke's Bay-Gisborne region to fall from the 3.3% level 
during 2002-2007, to 2.0% for the 2007-2012 period. 
 
Table 7 provides a selection of economic indicator results for Napier City, for the period 2003-2007.  The 
table also compares the City results against those for the wider region and nationally.  The City recorded 
significant growth over the period in all indicators other than vehicle registrations. 
 

Table 7: Napier City Economic Indicator Results for September Years 2003-2007 
 

Year Ending September  Overall % Change 2003-
2007 Economic Indicator 

2003 2004 2005 2006 2007 Napier HB NZ 
Number of New Houses  216 261 400 405 394 82.4 43.8 -13.5 
Value of New Houses 
($M) 42.9 58.3 77.0 80.5 91.6 113.5 66.2 27.5 

Number of New 
Commercial and  
Industrial Buildings 

29 38 42 33 41 41.4 18.9 15.9 

Value of New 
Commercial  Industrial 
Buildings ($M) 

11.1 22.2 18.2 23.1 15.6 40.5 8.9 104.7 

Retail Sales ($M) 656.6 740.4 909.0 928.1 948.1 44.4 28.5 27.0 
New Vehicle 
Registrations (#) 1,577 1,655 1,801 1,532 1,397 -11.4 -16.3 -34.6 

Total Port of Napier 
Trade 1 (Tonnes M) 3.2 3.1 3.1 2.8 - - - - 

Number Employed 19,143 19,784 20,643 20,991 21,129 10.4 7.1 10.7 
Number of Commercial 
Visitor Nights Stayed 544,074 578,338 610,254 617,327 640,627 17.7 28.5 4.8 

Note: 1. This data is sourced directly from the Port of Napier. It is unavailable for the latest year, at this time. No 
equivalent national dataset is available. 

 
NZIER is forecasting strongest industry growth over the next five years in Hawke's Bay-Gisborne region, 
for the transport/storage, agricultural and food processing industries. 
 

1.12 Employment 

Statistics New Zealand Census figures indicate that over the 2001-2006 period, total industry 
employment within Napier increased from 19,065 to 21,600, a gain of 2,535 or 13.3%.  The leading 
employment growth industries were construction, retailing, tourism/hospitality, communication services, 
finance and insurance, property and business services, cultural/recreational services and 
personal/household services.  Strongest employment growth over the next few years in Napier is 
anticipated for the construction sector generally, retailing, tourism/hospitality, health/welfare, tertiary 
education/training and recreational-service industries.  Over 1996-2006, unemployment in Napier fell 
from 2,130 (5.1% of the local labourforce) to 1,380 (3.2% of the labourforce), representing a decrease of 
750 or 35%. 
 

Current City Profile 
 

Table 8 presents the most recent situation in Napier, with respect to a number of the indicators covered 
in Section 2 of the report. 
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Table 8: Current Napier City Economic Profile 2006/2007 
 

Indicator Current Napier City Result 
Resident Population 56,900 
% Change: 1996-2001 0.5 
  2001-2006 2.9 
Natural Population Gain 2001-2006 1,200 
Net Migration Gain 2001-2006 400 
Median Age: 1996 35.0 years 
  2001 38.6 years 
65+ Population Share of Total Population 15.5 
Ethnic Group Profile: % European 75.2 
 % Maori 18.9 
Total Dwellings 23,082 
Dwelling Occupancy Level 2.46 
% Change in Dwellings: 1996-2001 4.8 
 2001-2006 4.6 
Growth in Single Person Households 1996-2006 (%) 23.0 
Level of Home Ownership (%) 64.0 
Hawke's Bay Annual Average Economic Growth 2002-
2007 (%) 

3.3 

Census Employment Growth 2001-2006 (%) 13.3 
Census Unemployment Change 1996-2006 (%) -35.0 
 
 
Appendix 1 provides a selection of population and dwelling characteristics for the various Napier CAUs. 
 
 

Demographic Projections 
 

Statistics New Zealand has released its updated territorial local authority district population projections 
for the country, based on the 2006 Census results.  The results for Napier City are indicated in Table 9 
below. 
 
 

Table 9: Projected Napier City Population Growth 2006-2031 June Years 
 

Projected Population Year Low Growth  Medium Growth High Growth 
2006 1 56,800 56,800 56,800 
2011 56,400 57,700 59,000 
2016 55,600 58,200 60,700 
2021 54,500 58,300 62,200 
2026 53,100 58,200 63,400 
2031 54,400 57,700 64,300 

# Change 2006-2031 -5,400 +900 +7,500 
% Change 2006-2031 -9.5 +1.6 +13.2 
Ave Annual % 
Change 2006-2031 -0.4 +0.1 +0.5 

Note: 1. Base year 
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Figure 3 illustrates the projected trends in Napier’s population, based on the figures provide in the table. 

 
Figure 3: Napier City Population Growth 1996-2031

0

10000

20000

30000

40000

50000

60000

70000

Year 1996 Year 2001 Year 2006 Year 2011 Year 2016 Year 2021 Year 2026 Year 2031

Po
pu

la
tio

n

Low
Medium
High
Midway Med-High

 
 
 
 
 
 
 
 
 
 
 
 
 

 
Based on Statistics New Zealand’s recent annual population estimates for the City, Napier’s population 
growth trend appears to be tracking midway between the Medium and High projection scenarios.  This 
view is based on the projected population change over 2006-2011.  If the ‘midway’ trend continues over 
the full projection period, Napier’s 2031 population is projected at approximately 61,000.  This 
represents an increase of 4,700 or 7.4% over 2006-2031.  This gain is projected to be driven primarily by 
continuing but falling natural population increase (of births over deaths), offset by continuing overall net 
migration loss. 
 
Under the Medium scenario (the only scenario for which Statistics New Zealand age-group population 
projections are currently available), the median age of Napier’s population is projected to increase from 
38.6 in 2006 to 45.7 years in 2031.  The 0-14 population is projected to fall by -17.6% and the 15-39 
population by -14.2%.  The 40-64 population is projected to also fall, by 6%; whilst the 65+ population 
increases by 77.3% to reach 27% of the total City population (compared to 15.5% in 2006).  In terms of 
ethnicity, Napier’s Maori population is projected to increase further by some 1,600 or 15% over 2006-
2016. 
 
With regard to projected household growth in Napier, the following points are made: 

• Updated projection figures from Statistics New Zealand, based on the 2006 Census results, have 
not as yet been prepared. 

• On the basis of the 2006 Census result for the total number of dwellings in Napier as provided in 
Table 5, household growth in Napier appears to be tracking along Statistics New Zealand’s High 
projection growth path figures (which are based on the 2001 Census results).  This path projects the 
number of households in Napier to increase from 23,300 in Year 2006 to 25,700 in Year 2016, a 
gain of 2,400 or approximately 10%.  This compares with the actual gain of a similar amount over 
1996-2006.  Over the full projection period 2006-2021, total additional new household growth of 
3,500 or 15% is projected for Napier under the High growth scenario. 

• Combining the Medium-High midway population projections as discussed earlier with a projection of 
the historical trend in the average dwelling/household occupancy indicated in Table 5, analysis 
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confirms the High household growth projection scenario of Statistics New Zealand.  The analysis 
indicates the projected total number of households in Napier by Year 2031 at approximately 29,200, 
representing an increase of 6,118 or 26% on the Year 2006 number of households in the City. 

• Table 10 details the actual and projected household growth numbers for Napier City over the 1996-
2031 period: 

 
Table 10: Napier City Household Growth 1996-2031 
 

Census Period Number of Households 
1996 Actual  : 21,048 
2001   : 22,068 
2006   : 23,082 
2011 Projected : 24,500 
2016   : 25,700 
2021   : 26,800 
2026   : 28,100 
2031   : 29,200 

 
Statistics New Zealand is projecting the number of ‘couple without children’ families in Napier to grow by 
26% over the next 15 years, and single-parent families by almost 3% (to reach 23% of all families in the 
City).  At the same time, sole-person households are projected to grow by 21% and also reach 30% of 
all Napier households. 
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APPENDIX 1: 
Napier City Census Area Unit Demographic Profile 2006 

 
 

Age Group Profile (%) Ethnic Group Profile (%) 
Census Area Unit 

0-14 15-64 65+ 

Median 
Age 

(Years) European Maori Other 

Median 
Personal 

Income ($) 

Average 
Dwelling 

Occupancy 

% Single 
Person 

Household
s 

% Sole 
Person 
Familie

s 

House 
Ownershi

p % 

Employ-
ment Rate 

% 

Bay View 20.1 69.0 10.9 41 66.2 14.2 19.6 26,600 2.6 17.9 12.1 77.6 72.5 
Poraiti 20.5 73.3 6.2 41 77.5 4.8 17.7 31,300 3.0 8.5 4.1 81.7 72.7 
Meeanee 22.3 67.9 9.8 39 71.9 8.7 19.4 26,000 2.8 14.7 10.1 76.9 75.2 
Awatoto 22.0 66.9 11.1 39 63.4 22.0 14.6 22,500 2.6 22.2 17.6 64.4 65.2 
Westshore 13.4 67.8 18.8 46 69.8 10.0 20.2 28,200 2.1 32.1 14.6 61.1 65.4 
Ahuriri 12.2 60.6 27.2 49 73.8 11.5 14.7 24,300 2.0 32.8 27.0 57.1 56.5 
Onekawa Central 16.8 57.5 25.7 43 70.4 10.8 18.8 20,900 2.3 29.5 14.4 73.9 57.5 
Onekawa West 0.0 89.2 10.8 37 74.3 11.4 14.3 25,300 1.7 57.1 20.0 14.3 70.3 
Onekawa South 27.1 59.3 13.6 33 52.7 30.0 17.3 19,200 2.7 26.2 33.2 48.7 55.4 
Marewa 22.7 62.7 14.6 35 62.0 21.9 16.1 19,400 2.4 32.0 34.6 53.9 59.0 
Maraenui 34.2 57.9 7.9 25 35.0 46.9 18.1 15,400 3.3 14.7 44.8 38.5 49.9 
Hospital Hill 17.1 71.8 11.1 41 73.5 8.5 18.0 28,900 2.4 23.8 15.2 68.3 72.9 
Bluff Hill 17.5 12.6 9.9 38 75.2 8.6 16.2 29,700 2.4 26.2 18.1 63.5 72.9 
Nelson Park 21.5 65.4 13.1 36 68.9 14.1 17.0 21,800 2.3 33.1 25.0 53.7 64.4 
McLean Park 21.6 66.3 12.1 34 66.8 17.7 15.5 21,600 2.4 30.2 27.4 56.6 65.3 
Tamatea North 23.3 65.1 11.6 34 62.2 21.6 16.2 23,300 2.5 27.2 25.8 58.1 66.1 
Tamatea South 20.0 64.8 15.2 38 65.5 16.8 17.7 22,200 21.5 22.9 21.5 65.5 65.2 
Greenmeadows 17.9 59.9 22.2 45 72.0 8.8 19.2 24,100 2.4 25.8 13.2 74.8 61.4 
Taradale North 19.1 59.3 21.6 43 74.2 6.8 9.0 22,800 2.4 20.7 12.1 76.5 63.2 
Taradale South 18.0 60.6 21.5 42 76.0 9.8 20.2 22,500 2.4 26.5 16.2 72.6 60.2 
Pirimai 23.8 63.3 12.9 34 64.2 16.9 18.9 22,500 2.6 22.8 22.2 65.5 65.8 
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