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 INTRODUCTION  

Property Economics has been commissioned  by Sunfield Developments Limited ( Sunfield ) to 

undertake an economic assessment for the application to rezone circa 24 4.5ha of land 

currently zoned Future Urban Zone ( FUZ ) and Rural Ṿ Mixed Rural Zone ( MRZ ) on Cosgrave 

Road, Takaanini, to Residential - Mixed Housing Urban ( MHU ), under the  Fast Track Approvals 

Bill  (2024 ). 

This report is designed to address the relevant economic matters important to understanding 

the merits of the proposed development  from an economic perspective under the RMA 1 and 

NPS-UD 2 context and to provide the relevant economic information to assist Sunfield  in better 

understanding the appropriateness and efficiency of the proposed development .    

In particular, this report evaluates the economic merits of the proposed development  by 

scrutinizing parameters related to residential demand and supply in the context of Auckland's 

growth, with a specific emphasis on the southern Auckland residential markets.  

Additionally, it conducts an appraisal of the retail, commercial, and industrial sectors to 

pinpoint potential business opportunities within the fully developed Sunfield area.  The report  

presents an economic analysis of the costs and benefits of the proposed development and 

sheds light on the potential consequences of the loss of rural productive land  in the NPS -HPL 3 

context . 

Furthermore, the report assesses the likely economic impacts of the proposed development  on 

the Auckland regional economy, considering both Net Present Value and employment 

 

1 Resource Management Act  
2 National Policy Statement on Urban Development  
3 National Policy Statement for Highly Productive Land  
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generation .  This analysis aims to quantify the potential economic impacts  / benefits of the 

proposed development ʌɐ !ʔǪȶȺǍɅǱẏɾ ǸǪɐɅɐɃʳ. 

1.1. RESEARCH OBJECTIVES  

The core research objectives of this economic assessment include:  

Residential Market Assessment (Section s 4 - 6) 

¶ Delineate and map the geospatial extent of the residential markets in which the 

residential development component of Sunfield  would primarily operate and compete 

in.   

¶ Provide a detailed profile of the key economic and social demographics of each of 

these different markets in order to provide a sound contextual base for residential 

development at Takaanini , and the likely purchaser demographics for the 

development.   

¶ Examine and identify any necessary residential considerations and economic 

implications of the proposed development  in the context of the Drury -ÃɳǢțǸȶǸ4 and 

Pukekohe -Paerata 5 Structure Plans and the residential capacity they provide.  

¶ Quantify the current population and household base of the Southern Auckland 

residential markets based on the latest  population estimates and utilise the Stats NZ 

Medium and High growth projection series to estimate future residential demand.  

¶ Update the future urban growth areas within the catchments in light of the FDS 6 and 

offer insights into the consequences of the FDS recommendation to remove Taka anini 

and Drury FUZ  for the development potential of the Subject site . 

¶ Provide commentary on the implications of PC78 and the MDRS.   

Retail & Commercial Market Assessment  (Section 7) 

¶ Identify and geospatially map the locations of the existing commercial centres in the 

wider market (competing centres that form part of the RMA existing environment  and 

impact considerations ).  

¶ ÃʔʌȺȡɅǸ ǸǍǪț ǪǸɅʌɶǸẏɾ ǩɶɐǍǱ ɶɐȺǸ ǍɅǱ ȒʔɅǪʌȡɐɅ ȡɅ the community.  

¶ Identify any new centres proposed in the future as part of relevant Structure Plans.  

 

4 Drury ẙ ÃɳǢțǸȶǸ Structure Plan, August 2019  
5 Pukekohe ẙ Paerata Structure Plan, August 2019  
6 Auckland Future Development Strategy 2023 ẙ 2053   
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¶ identify a core catchment area for the  commercial centre s in  Sunfield . 

¶ !ɾɾǸɾɾ ʌțǸ ẎǍʌ ǪǍɳǍǪȡʌʳẏ ɐɶ ȒʔȺȺʳ ǱǸʬǸȺɐɳǸǱ ɶǸɾȡǱǸɅʌȡǍȺ ʳȡǸȺǱ ɐȒ ʌțǸ ǪǍʌǪțɃǸɅʌ ʔɅǱǸɶ ʌțǸ 

two growth scenarios.  

¶ Quantify the retail demand for convenience retail activity on an annualised basis.  

¶ Break down retail demand by activity / store types and highlight the types of retail and 

service store types appropriate for a commercial centre in Sunfield . 

¶ Quantify the total retail GFA sustainable within the localised catchment at full capacity.  

¶ determine the amount of land sustainable for a commercial centre in the proposed 

development  based on generated demand.  

¶ identify locational attributes that would maximise the performance, accessibility and 

amenity of a commercial centre in the proposed development  from an economic 

perspective.  

¶ Determine the composition and activity types suitable for the  commercial centre 

provision s in Sunfield .  

Medical Facility Development Potential (Section 8) 

¶ Undertake an audit of the medical facilities within the surrounding core market  by the 

services they offer to accurately determine the current competition.   

¶ Map and identify geospatially the relative access to medical facilities on a per capita 

basis for the study area.  

¶ Compare the level of medical provision in the study area with other markets across 

Auckland to identify whether the localised market is over - or under -provided in terms 

of medical services and medical employment on a comparative basis . 

Industrial Employment Assessment  (Section 9) 

¶ Identify appropriate catchment for the purpose of industrial analysis and market 

potential for the proposed development  area.  

¶ Review the industrial land supply in the two Structure Plan documents for the areas of 

Drury -ÛɳǍțǸȶǸ ǍɅǱ æʔȶǸȶɐțǸ-Paerata.  This includes the industrial areas, high -level 

capacity for each of the areas and broad timings (generally based on longer -term 

infr astructure investment).   
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¶ Assess the expected future employment growth in industrial activity across the wider 

South Auckland catchment across industrial ANZSIC 7 sectors.  

¶ Project industrial employment growth over a forecast 30 -year period using a top -down 

approach considering a range of micro and macro -economic factors.   

¶ Segment demand into industrial business demand by industrial activity type and 

indicate the total amount of land required to accommodate and attract future growth.  

¶ Cross reference future industrial requirements in the catchment with the proposed 

industrial land provision within Sunfield.  

Economic Impact Analysis  (Section 10) 

¶ Quantify the economic impact of the economic activity generated by the construction 

of the site in terms of its distribution to the regional economy based on direct, indirect, 

and induced benefits to the regional economy and employment.  

Impact of Loss of Productive Land Analysis  (Section 11) 

¶ Assess the economic cost of the loss of highly productive land to the wider Region 

resulting from rezoning the rural extent of the site in the context of the NPS-HPL 

statutory criteria , particularly the criteria in Clause 3.6 .   

Economic Costs and Benefits Overview  (Section 12) 

¶ Highlight the high -level economic costs and benefits associated with the proposed 

rezoning in light of the above analysis.  

1.2. INFORMATION & DATA SOURCES  

Information has been obtained from a variety of data sources and publications available to 

Property Economics  including :   

¶ Auckland Future Development Strategy 2023 Ṿ 2053 Ṿ Growth Scenario Evidence 

Report for Consultation Ṿ Auckland Council  

¶ Auckland Future Development Strategy 2023 Ṿ 2053 Ṿ Auckland Council  

¶ Auckland Future Urban Land Supply Strategy  2017 Ṿ Auckland Council  

¶ Auckland Plan 2050 Ṿ Auckland Council  

¶ Auckland Unitary Plan  Operative in Part Ṿ Auckland Council  

¶ Auckland Unitary Plan Zones Ṿ Auckland Council  

 

7 Australia New Zealand Standard Industrial Classification 2006  
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¶ Business Demography Statistics Ṿ Stats NZ  

¶ Catchment Maps Ṿ Google Maps, LINZ, Stats NZ  

¶ Drury - ÃɳǢțǸȶǸ ñʌɶʔǪʌʔɶǸ æȺǍɅ Ṿ Auckland Council  

¶ Household Economic Survey Ṿ Stat s NZ 

¶ Housing and Business Development Capacity Assessment for Auckland Region 2023 Ṿ 

Auckland  Council  

¶ Industrial Business Classifications Ṿ Property Economics  

¶ Industrial Land Capacity Estimates Ṿ Property Economics  

¶ Land Use Capability Classification Ṿ LRIS 

¶ Market  Map s Ṿ Google Maps, LINZ , Stats NZ, Property Economics  

¶ National Policy Statement for Highly Productive Land 2022 Ṿ Ministry for the 

Environment  

¶ National Policy Statement for Highly Productive Land assessment for the Sunfield site, 

Ardmore  Ṿ Land Systems  

¶ National Policy Statement on Urban Development 2020  Ṿ Ministry for the Environment  

¶ NZ Census Data (2006, 2013 & 2018) Ṿ Stats NZ  

¶ Population and Household Estimates and Projections Ṿ Stats NZ  

¶ Pukekohe Ṿ Paerata Structure Plan Ṿ Auckland Council  

¶ Statistical Areas 1 & 2 Ṿ Stats NZ  
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 EXECUTIVE SUMMARY  

The subject site  is an approximately 244.5ha land holding in Takaanini on the urban border in 

South Auckland.  The application  seeks to rezone the  site from FUZ and Rural Ṿ MRZ  to MHU , 

under the Fast Track Approvals Bill  to deliver circa 4,000 residential lots  and units and 

accommodate a range of residential retail, commercial, medical, industrial, community and 

recreational land uses.  

The application to rezone this land from  its current land provisions to MHU is seen by Sunfield  

as an opportunity to deliver an integrated development in Takaanini  with meaningful capacity 

(and therefore economic efficiencies) and leverage the identified infrastructure investment for 

the Takaanini  area that has been partly ẎǸǍɶɃǍɶȶǸǱẏ Ȓɐɶ ʌțǸ ɾʔɶɶɐʔɅǱȡɅȓ ɶǸɾȡǱǸɅʌȡǍȺ ȓɶɐʭʌț 

node . 

RESIDENTIAL CAPACITY CONTEXT  

Under the latest Stats NZ Medium projection series, the assessed southern Auckland markets 

are anticipated to have an additional 207, 500  (rounded) residents over next 31 years (2022 Ṿ 

2053).  This net growth in the catchment is proportionally equivalent to a 35% increase in the 

population.  

In comparison, the High growth scenario projects population growth of 3 56,800  people net by 

2053 (+60 %), which is an additional 126,000 people increase in the net population growth above 

the Medium projection series.   

Additionally, the total number of households predicted for 2053 under this High growth 

scenario is around 2 93,000 .  This is nearly an additional 110,540 dwellings required to 

accommodate projected growth  under this projection over the next 31 years on a one 

household per dwelling basis.   

Average annual growth for these catchments over the 31 -year period for the Medium 

projection equates to around 6,700  people and nearly  2,500  dwellings net, while under the 

High scenario average annual growth equates to around 11,5 00  people and nearly 3,600  

dwellings net.  These scenarios show growth in the catchment is anticipated to be both strong  

and sustained.  

Property Economics estimates a potential capacity reduction of approximately 7,500 dwellings 

in the Southern Auckland catchment based on the identified FUZ removals in the FDS.  In light 

of this anticipated decline in residential capacity, Property Economics considers that the 

proposed Sunfield development for a large master -planned residential project in the 

strategically positioned Subject site  would serve as an efficient and timely replacement of the 

southern Takaanini and Slippery Creek FUZ removals and would partly offset the loss of 

previously identified  residential capacity in the area.   

Enabling the proposed Sunfield development therefore would ensure a more streamlined 

ǱǸȺȡʬǸɶʳ ɐȒ ʌțǸ ɶǸȓȡɐɅẏɾ ȓɶɐʭʌț ɾʌɶǍʌǸȓʳ ǍɅǱ ǪǍɅ ǩǸ ǸʲɳǸǪʌǸǱ ʌɐ ǸȒȒǸǪʌȡʬǸȺʳ ɃȡʌȡȓǍʌǸ ʌțǸ ȺȡȶǸȺʳ 

fluctuations in the local market created  by the FDS FUZ removals.  This outcome would 
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represent a more efficient use of urbanised land and the land resource, and development 

efficiencies and infrastructure.  

COMMERCIAL ASSESSMENT  

æɶɐɳǸɶʌʳ MǪɐɅɐɃȡǪɾ ǸɾʌȡɃǍʌǸɾ ʌțǍʌ ʌțǸ ñʔɅȒȡǸȺǱ ǪǍʌǪțɃǸɅʌ ʭȡʌț ǍɅ ẎǍʌ ǪǍɳǍǪȡʌʳẏ proposed 

development  of 4,000 dwellings will generate around $118m in annual retail expenditure 

(2043).  

However, a significant proportion of this generated retail expenditure would be spent in other 

higher order centres in the network, particularly LFR, Metropolitan and Town Centres in close 

proximity who play a broader role and function in the market.  Give Ʌ ñʔɅȒȡǸȺǱẏɾ ȺɐǪǍʌȡɐɅ ǍɅǱ 

centres within a short drive, the commercial offering in the development is most appropriately 

pitched around a convenience offering.  

Having assessed demand for convenience retail and commercial service activities, and 

appropriate NPS -UD buffers, the recommended sustainable land requirements for a 

commercial convenience (Neighbourhood) centre is around 1.1ha. 

However, there is also an opportunity in the market for a new supermarket when assessing 

market potential longer term.  Rapid growth within the wider Taka anini and Papakura market 

indicates that , although the current level of supermarket provision in the area is sufficient , the 

area could sustain another as the market grows and  within the first decade if growth is 

maintained, and potentially a second new supermarket over a longer -term.  Developing a 

larger Local Centre incorporating a 4,000sqm  supermarket f ootprint would increase the 

commercial land requirement to around 2 .3ha  developable  land area . 

These land areas are net and assume all the land is developable and efficiently developed.  The 

assessed land areas  also exclude  any  land allocation for  other non -commercial activities / land 

ʔɾǸɾ ʌțǍʌ Ƀȡȓțʌ ȒɐɶɃ ɳǍɶʌ ɐȒ Ǎ ȺɐǪǍȺ ǪǸɅʌɶǸ ɾʔǪț Ǎɾ ǪɐɃɃʔɅȡʌʳ țǍȺȺṞ ǪțȡȺǱɶǸɅẏɾ ɳȺǍʳ ǍɶǸǍṞ ǪȡʬȡǪ 

square / urban parks, passive or active recreational spaces, library, etc.   ¬ǍɅǱ Ȓɐɶ ʌțǸɾǸ ẎɅɐɅ-

ǪɐɃɃǸɶǪȡǍȺẏ ǍǪʌȡʬȡʌȡǸɾ ʭɐʔȺǱ ǩǸ ǍǱǱȡʌȡɐɅǍȺ ʌɐ ʌțǸ ȺǍɅǱ ǍɶǸǍɾ ȡǱǸɅʌȡȒȡǸǱṣ  

BUSINESS / INDUSTRIAL  LAND   

Factoring in Glenbrook, Waiuku and indicative additional industrial land provision in the Drury 

Ṿ ÃɳǢțǸȶǸ and Pukekohe Ṿ Paerata Structure Plans , over the long term would suggest that 

there remains an opportunity for additional, well placed,  industrial land provision in the wider 

Franklin market based on economic demand / supply metrics  as well as the opportunity (and 

low associated economic cost) to contribute to a growing light industrial sector .  Given the 

Drury Ṿ ÃɳǢțǸȶǸ and Pukekohe Ṿ Paerata Structure  Plans are a longer -term  proposition with 

significant infrastructure requirements , there remains potential for a moderate  industrial 

provision in Sunfield.  

Based on projected demand, locational attributes and the wider market growth expectations 

(coupled with the potential for any excess land impacts)  it is suggested that  approximately  

150ha of Employment land (with an emphasis on light industrial activities) would be 
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appropriate within  the Sunfield proposed development  once fully developed.  This would 

enable a range of activity types including some  higher tech industries and support services and  

activities to locate and  efficiently service the local community and provide local employment 

opportunities, without compromising the wider industrial / business land provision.   

MEDICAL HUB  

The local urban population (Manurewa Papakura Ward) has a demographic profile that on a 

comparative basis has a lower socio -economic composition than the balance of Auckland.  This 

ɃǍɶȶǸʌ țǍɾ Ǎ țȡȓțǸɶ ɳɶɐɳɐɶʌȡɐɅ ɐȒ ¶Ǣɐɶȡ ǍɅǱ æǍǪȡȒȡǪ ɳǸɐɳȺǸɾ ʌțǍʌ ʌɶǍǱȡʌȡɐɅǍlly in NZ have a 

higher risk to many health -related conditions and issues and a greater need for access to 

medical facilities and practitioners.  

Despite this, the re appears to be an under -supply of medical services in the area relative to 

other urban areas of Auckland on a per capita basis.  The research indicates additional medical 

facilities and services are required to assist these communities and better meet thei r medical 

requirements and improve access.   

The current shortfall of medical facilities will only become more pronounced in the future 

without additional medical facilities entering the market given the sustained high level of 

growth projected for the area  over the long term .  

ECONOMIC IMPACTS 

The total economic impact on business activity within Auckland as a result of the Sunfield 

development to 2044 is estimated to be around $3.2 billion (NPV) 8.  In terms of employment 

multipliers 9 this would contribute around 8,130 10 FTEs during the peak development and 

operation year within Auckland, with a total number of FTE years at around 24,700 over the 20 -

year development period to 2044.  

The direct impact of the Sunfield project on the construction and construction services sectors 

associated with direct employment is approximately 10,290 FTE years over the anticipated 20 -

year construction period.  

In terms of the nominal expenditure from Sunfield, it is expected that over the life of the 

development there would be in the order of a $4.68b capital expenditure into the Sunfield 

development .  

In addition, the Sunfield development is forecast to accommodate circa 10, 940  jobs.  This 

projected level of employment accommodation would be beneficial to the local economy and 

 

8 Net Present Value  

9 Employment Multipliers relate to the level of indirect and induced employment activity generated 

through the expenditure on and off site.    

10 NB These are all jobs created through the direct construction phase including indirect and induced 

employment through all business sectors (not solely construction jobs) and relate to job years rather than 

one employee.  
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essential to ensur ing  there is a meaningful increase in employment internalisation within the 

localised area.  That is, significant local employment opportunities for local Sunfield residents.  

ECONOMIC COSTS AND BENEFITS  

Property Economics considers that t here are a number of potential economic benefits from 

the proposed development including:  

¶ Increased residential capacity and greater range of housing typologies  

¶ More affordable housing  

¶ Increased choice of location  

¶ Decreased marginal infrastructure costs  

¶ Increased economic activity / local employment  

¶ High value residential area  

¶ Diverse buyer pool  

¶ Greater level of growth  

¶ Increased amenities  

In contrast, the potential economic costs of the proposed development would be:  

¶ Loss of rural productive land  Ṿ this would not be a significant  economic cost given the 

strategic location of the Subject site ; importantly, when considering alternative options 

within the same locality and market that are reasonably practical and efficient, it 

becomes apparent that the Subject site  stands out as the most suitable greenfield 

choice for accommodating additional residential supply.   

¶ Cost of infrastructure - albeit  Council has already purchased 2.9ha of land required for 

the stormwater solution to enable the proposed development land  to be developed.  

Furthermore, these capital costs are likely to be mitigated, at least in part, through 

either developer contributions or the level at which the developer provides the 

infrastructure itself.  

On balance, the potential economic benefits of the proposed development would significantly 

outweigh the potential economic costs.  As such, Property Economics supports the proposed 

development from an economic perspective under the context of the RMA and the Fast Track 

Approvals Bill . 
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 PROPOSED PLAN CHANGE  OVERVIEW  

The Subject site  is approximately 244.5ha  of  land located to the east of Takaanini , Auckland .  

The following figure shows the Subject site  in context of the surrounding  AUP(OIP) zoning  

provisions , established and proposed commercial centres  and the existing urban area s.  

Under the AU P(OIP) zoning provisions, the southern extent of the Subject site  encompasses a 

tranche of land currently zoned Future Urban Zone ( FUZ).  Th is Takaanini  - Cosgrave Road FUZ 

land  was  planned to be development ready during the second half of Decade One (i.e., 2023 Ṿ 

2027) , according to the  FULSS.  This planned timeframe, however, is recently rescheduled to be 

developed from 2050 and onwards, based on >ɐʔɅǪȡȺẏɾ adopted FDS.  

FIGURE 1: SUBJECT SITE  IN THE AUP(OIP) CONTEXT  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Google Maps, Auckland Council , Property Economics  

The remaining extent of the Subject site  spans around 19 4ha of land and is currently zoned 

Rural Ṿ Mixed Rural Zone ( MRZ ).  As per the AUP(OIP), the purpose of the MRZ is to Ẍprovide for 

rural production, generally on smaller rural sites and non -residential activities of a scale 
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compatible with smaller site sizes ẍ.  It is expected that sites in this zone Ẍprovide flexibility to 

accommodate a range of rural production activities and associated non -residential activities 

while still ensuring good amenity levels for residents who use their land for rural lifestyle 

purposes ẍ. 

In terms of the surrounding environment, the Subject site  directly adjoins the existing urban / 

residential areas in Takaanini  to the immediate west  and south.   It is also within a  short driv ing  

distance to the Takaanini  Town Centre  (3 minutes, approximately) and the Papakura 

Metropolitan Centre (5 minutes, approximately).   

Furthermore, the Subject site  can easily access State Highway 1 and railway line / stations which 

are both within a short distance (5 -ᶯᶮ ɃȡɅʔʌǸɾẏ ǱɶȡʬǸṶṣ  Combined with the  breadth of land uses 

and employment opportunities within Sunfield also  means that development of the Subject 

site  would potentially contribute to decreased CO2 emissions and increased travel efficiency.  

The rural extent of the Subject site  is located just outside the  existing Rural -Urban Boundary 

(RUB ) and adjoins the Ardmore Airport to the east.   This means that the proposed 

development represent s Ǎ ɅǍʌʔɶǍȺ ẎɳȺʔȓ ȡɅẏ ɐȒ ʌțǸ Takaanini  established urban environment 

and is located in a strategic location to accommodate future land demand for urban activities.   

The proposed development essentially fills in the gap between the two urban areas of 

Takaanini and Ardmore Airport.  

The strategic location of the proposed development is also illustrated in the FDS Evidence 

Report 11, which conducted a comprehensive assessment of all F uture Urban Area ( FUA -  the 

term used in the FDS to represent FUZ)  clusters based on various variables including 

population, households, employment levels, Vehicle Kilometres Travelled ( VKT) per car, and 

CO2 emissions per car, which serve as indicators of a location's distance from the CBD.  

Based on the assessment outcome of the Evidence , the Takaanini FUZ cluster is among the top 

performing FUZ clusters (i.e., ranked the second highest out of 9 clusters) for all variables as Ẫit 

is close to a wide range of employment areas, schools and has both existing rail transport and 

a planned high frequency bus corridor on Mill Road ẍ12. 

As per the draft Masterplan of the proposed development  (refer to Appendix 1) , it is proposed 

that a total yield of around 4,000 residential lots and units will be delivered once the site is 

developed , including 3, 400 homes and 600 retirement village units across 3 retirement villages 

within 94.8ha  of land .   

In addition to residential development, there is a range of retail, commercial  / industrial, 

recreational, educational, medical  and community land uses proposed to be established within 

the Subject site  to enhance self -sufficiency, the living environment and amenities of the 

surrounding residential areas.    

 

11 Future Urban Areas Evidence Report ẙ for Consultation, Auckland Council, dated June 2023  

12 Future Urban Areas Evidence Report ẙ for Consultation, Auckland Council, dated June 2023 , Page 78  
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This proposed development is seen by Sunfield  as an opportunity to deliver residential 

development in  Takaanini  with meaningful capacity (and therefore efficiencies) and  wide 

breadth of land uses that  leverage the identified  infrastructure investment for the Takaanini  

area  that has been ẎǸǍɶɃǍɶȶǸǱẏ for the surrounding residential growth.  
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 FUTURE RESIDENTIAL GROWTH  

4.1. RESIDENTIAL MARKETS  

To quantify the residential potential of the proposed development , it is important to delineate 

the area the residential product in the proposed development  is likely to draw most of  its 

purchasers .  

The figure following illustrates the  extent of  the catchment split into three different residential 

markets  for analytical purposes for which demand is more likely  to  be redirected , or conversely 

where residential dwellings in the proposed development  area are likely to compete.  These 

residential catchments have been based on the Local Board Areas so as to utilise Stats N Zẏɾ 

latest population projection.   

FIGURE 2: SOUTH ERN AUCKLAND RESIDENTIAL MARKETS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Stats NZ, LINZ, Property Economics  

The Subject site  is located on the border of Manurewa / Papakura and Franklin catchments.  

The Manurewa / Papakura catchment covers the combined Manurewa and Papakura Local 

=ɐǍɶǱ !ɶǸǍṞ ʭțȡȺǸ ʌțǸ ñɐʔʌț ṩ MǍɾʌ !ʔǪȶȺǍɅǱ >ǍʌǪțɃǸɅʌ ǸɅǪɐɃɳǍɾɾǸɾ ʌțǸ oɐʭȡǪȶṞ ¶ǢɅȓǸɶǸ-

ÛʌǢțʔțʔ ǍɅǱ ÛʌǍɶǍ-Papatoetoe Local Board Areas.  
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The Franklin Local Board area covers the vast majority of rural land and rural townships south 

of the Auckland urban area.  Although the subject site (and the Takaanini  area) is technically 

located in the Franklin Local Board area, the Manurewa and Papakura areas are more reflective 

of the direct local market.  

ÿțǸ fĆį ȓɶɐʭʌț ǍɶǸǍɾ ǍɶǸ ǱǸɾȡȓɅǸǱ ʌɐ ǍǪǪɐɃɃɐǱǍʌǸ !ʔǪȶȺǍɅǱẏɾ ȓɶɐʭȡɅȓ ɳɐɳʔȺǍʌȡɐɅ.  The 

FULSS has timings attached to various FUZ areas.  The FUZ extent of the Subject site  had an 

identified timing of 2023-2027  in the FULSS and therefore the proposed development , at least 

the FUZ extent, Ȓȡʌɾ ȡɅ ʭȡʌț >ɐʔɅǪȡȺẏɾ ɐʔʌȺȡɅǸǱ ʌȡɃȡɅȓṣ  The adopted FDS has postpone d this 

timing to 2050+, but that document is still to go through the statutory process and is subject to 

change.  

Recent  growth trends in Pokeno have  shown  for example , the rapidly rising house prices in the 

Auckland area has forced prospective homeowners further afield.   In reality, prospective 

residents of the Sunfield  development are likely to  originate from all over the Auckland Region , 

particularly from area s where the infill capacity is insufficient to support the demand  or house 

prices have reached unaffordable levels for a portion of the market.  For the purposes of this 

report, Property Economics has broadly d elineated three catchments to represent the core 

market and areas where the majority of purchasers are likely to be derived.  

This is supported by the NPS -ĆE ʭțȡǪț ǍɶʌȡǪʔȺǍʌǸɾ Ǎ ǪɐɃǩȡɅǸǱ Ẏʔɳ ǍɅǱ ɐʔʌậ approach to cities 

accommodating their future demand and ensuring  sufficient residential capacity  is provided 

over the long term  as well as location, price and typology choice in the market.    

The significant  rail infrastructure investment in the Pukekohe to Britomart rail network , and the 

close proximity of the Takaanini  FUZ land and Sunfield to the Takaanini  Train Station will  

provide opportunity for a direct and efficient ẎɅɐɅ-ɶɐǍǱẏ public transport connection to the city 

and other  key employment hubs .  This has the potential to dim in ish any distance -decay 

concerns and generat e efficiencies  over other growth areas not so proximate to one of 

!ʔǪȶȺǍɅǱẏɾ ɳɶȡɃǍɶʳ ɳȡǸǪǸɾ ɐȒ public transport infrastructure.  Increased patronage  of the rail 

network improves the efficiency of the transport system and lower s the marginal cost of 

infrastructure of the train network .   

ÿțǸ ɶǸǍȺȡʌʳ ȡɾ ʌțǸ ǪʔɶɶǸɅʌ ẎǱȡɾʌǍɅǪǸ-ǱǸǪǍʳẏ ȒǍǪʌɐɶ ȡɾ not likely to be a significant factor at all in the 

future for the Subject site  and may potentially improve resident  / employee proximity to 

employment and related amenity relative to  being located in some suburbs of urban Auckland.  

This is a major driver of the D rury -ÃɳǢțǸȶǸ and Pukekohe -Paerata Structure Plans  and the 

FUZ areas in Takaanini , to provide significant business, retail, educational, recreational  

accessibility and opportunities in close proximity to these new residential growth areas  to 

improve eco nomic  and transport efficiencies and lower adverse impacts on the environment 

and existing infrastructure capacity .   

As such, Property Economics considers Sunfield  to be a n appropriate  location for residential 

development  as it is part of a larger urban corridor located within a 2km range on both sides of 

the Britomart to Pukekohe rail line  and can be directly connected to existing urban areas and 

infrastructure . 
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4.2. POPULATION AND HOUSEHOLD GROWTH  

The figure following displays the population and household growth projections within the 

combined area covered by the three  identified  southern Auckland residential markets.  These 

projections are derived from the latest (June 2022) Stats NZ population growth projections for 

both the High and Medium growth series.   

ÿțǸ ȡǱǸɅʌȡȒȡǸǱ ɶǸɾȡǱǸɅʌȡǍȺ ɃǍɶȶǸʌɾ ǪɐʬǸɶ ǍɳɳɶɐʲȡɃǍʌǸȺʳ Ǎ ʌțȡɶǱ ɐȒ !ʔǪȶȺǍɅǱẏɾ ɳɐɳʔȺǍʌȡɐɅ ʭȡʌț ǍɅ 

estimated population base of over 596,500  as at June 202 2.  Although not shown on Figure 3, it 

is worthy to note that the population growth for the recent 7 -year period (2013 Ṿ 2020  Ṿ pre -

COVID ) more closely aligned with the original 2017 High projection series having exceeded the 

Medium projected June 202 2 population by almost 22,300  residents.  

FIGURE 3: POPULATION PROJECTIONS AND ESTIMATES FOR COMBINED AREAS  

 

 

 

 

 

 

  

 

 

 

 

 

 

 

 

 

 

Source: Stats NZ  

Looking ahead, under the latest  Medium projection series, there is expected to be an additional 

net 207,470  residents over next 31 years (202 2 Ṿ 2053) across the assessed southern Auckland 

markets, and an additional circa 76,260 households.  This net population growth in the 

catchment is proportionally equivalent to 3 5%. 
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In comparison, the High growth scenario projects population growth of 356,800  people net by 

2053 (+60 %), which is an additional 149,330 people  increase in the net population growth above  

the Medium projection series.  Additionally, the total number of households predicted for 2053 

under this High growth scenario is  around  293,000 .  This is nearly an additional 110,540 

dwellings  required to accommodate projected growth  under this projection over the next 31 

years  on a one household per dwelling basis .   

Average annual growth for these catchments  over the 31-year period for the Medium 

projection equates  to 6,690  people and around 2,460  dwellings  net , while under the High 

scenario  average annual growth equates to around 1 1,510 people and 3, 570  dwellings net.  

The latest net migration data from Stats NZ indicates net migration into NZ is at record levels 

reflecting a strong post -COVID rebound  with  NZ still being viewed as an attractive country for 

ɳǸɐɳȺǸ ʌɐ ɳǸɶɃǍɅǸɅʌȺʳ ɃȡȓɶǍʌǸṣ  oȡȓț ɅǸʌ ɃȡȓɶǍʌȡɐɅ ɳʔʌɾ ȡɅǪɶǸǍɾǸǱ ɳɶǸɾɾʔɶǸ ɐɅ !ʔǪȶȺǍɅǱẏɾ 

constrained housing stock, already under significant pressure,  and amplifies the need for new 

residential capacity  to be injected into the supply pipeline over the short term.   If high levels of 

net migration are sustained, the curr ent population growth projections for Auckland could be 

conservative.  

Despite robust population growth the number of households was slightly below  what was 

originally projected according to the 2017 projections.  Historically, the number of households 

under the projections series was forecast to increase at a faster proportional rate than the 

population.  This was  due to a projected fall in the person per  household ratio over the forecast 

period.  This anticipated trend was not isolated to the identified catchment s but projected to 

occur across the whole country due to an ag eing population, smaller families, and a higher 

ɳɶɐɳɐɶʌȡɐɅ ɐȒ ẎɾɳȺȡʌẏ ɐɶ ɾȡɅȓȺǸ țɐʔɾǸțɐȺǱɾṣ  

However, the results of the 2018  NZ Census  and subsequent population estimates have shown 

that the reverse has been true.  That is, that the population per household ratio has increased  

slightly  across the country with this catchment being no exception, increasing from 3. 31 to 3.51 

between 2013 and 2018.   

There are several potential reasons for this reversed trend, not the least of which relates to the 

slow progress  of new housing stock  being developed (relative to demand) and rising house 

prices that has occurred over  the last intercensal period , which has driven an increase in multi -

household and multi -generational dwellings.   This demographic trend is likely to continue 

unless new housing product  is enabled to be developed at a rate more commensurate with 

market demand.  

The figure following disaggregates the three residential markets to show the recent and 

projected population growth across each market  separately.   It is important to note, that 

although South / East Auckland has numerically the highest growth of the three catchments, it 

is almost double  the  size of the Papakura  / Manurewa  Catchment.    
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FIGURE 4 : POPULATION GROWTH BY RESIDENTIAL MARKET  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Stat s NZ, Property Economics  

On a proportional basis, the Franklin catchment is projected to have the most growth  at 82% 

over the next 31 years  under the Medium growth scenario .  This is reflective of large stretches of 

the  FUZ zone including the Drury -ÃɳǢțǸȶǸ ǍɅǱ æʔȶǸȶɐțǸ-Paerata Structure Plans  being 

located within the wider Franklin area.   In comparison over the same period, the Papakura / 

Manurewa catchment is expected to grow 31% (180,740  Ṿ 237,220) with South / East Auckland 

sitting slightly lower at 22% (332,750 Ṿ 415,220).   

Under the High growth scenarios, proportional growth across the catchments increases 

significantly , and clearly highlights the scale of the potential increases in supply relative to the 

existing market that need  to be accommodated an d direct ed  for increased capacity.  The 

Franklin  catchment under the High growth scenario is projected to experience a proportional 

net increase of 115%.  Note this percentage could increase significantly if South Auckland and 
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Papakura  / Manurewa  catchments cannot provide the increased (feasible) capacity required to 

accommodate their respective projected growth .   

Given the above projections, it can be expected that growth is projected to be strong and 

sustained within the catchments over the short, medium and long -term.  Of the three assessed 

catchment, Papakura / Manurewa (the local market the Subject site  forms part of) growth is 

still tracking closer to the High scenario with demand remaining strong.  This gives confidence 

that the Subject site  is in an area sought by the market and an area that would deliver 

increasing amenity and efficiency for purchasers.   

4.3. DEMOGRAPHIC PROFILING  

An economic and social demographic profile for each of the identified residential markets  has 

been comp iled  in comparison to the wider  Auckland average.  This is to determine where each 

market sits relative to each other in terms of demographic characteristics and general profile 

and provides guidance on where the bulk of Takaanini  purchase rs are likely to be derived.  

A more detailed breakdown of the demographic profiles has been attached in Appendix 2.  

Some of the salient findings from the demographic profiling include:  

¶ Of the three identified residential catchments, South  / East  Auckland is the largest with an 

estimated population base of  around 332,750 residents  in 20 22.  This is followed by 

Papakura / Manurewa  with around 180,740  residents and the mostly rural catchment of 

Franklin with 83,060 people  in which the proposed development  is located.  This is not 

unexpected given the two former catchments represent more established urban 

environments relative to the Franklin  catchment.  

¶ The former two catchments  also have  a substantially higher population per household 

ratios than the Auckland average of 3. 38 and 3. 34 respectfully  compared to 2.93 for the 

regional average .  In contrast , the average residents per household in Franklin  is only 2 .77.  

¶ This differen ce in the person per household  density is partially a reflection of ǍɅ ǍɶǸǍẏɾ 

relative housing affordability, access to new residential land, the level of feasible 

development and the volume of new housing stock entering the market.  Additionally, 

Franklin has a larger retired population with  a high  21% of residents aged 60  years+ 

compared to only 15% and 13% in South / East Auckland and the Papakura  / Manurewa 

markets respectfully .  In areas of higher age profiles, the person per household ratio is 

typically lower.  

¶ The South / East Auckland and Papakura  / Manurewa  catchments have higher rates of 

unemployment  when compared against the Franklin catchment ( 5% and 6% vs 3% 

respectfully ).  This is reflected in the breakdown of income sources where 10% of Personal 

Income sources  for residents of the Papakura / Manurewa market is Jobseeker Support , 

more than double the 4% proportion in Franklin.  
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¶ Consequently,  the median household income of the  South / East Auckland and Papakura  / 

Manurewa  catchments ($89k and $84k respectfully ) is materially  below the Auckland 

Median of $94,000.  In particular, the largest discrepancy in the  annual  household income 

brackets is the $150,00 0+ category  for which only 1 8% of households in the Papakura / 

Manurewa market achieve compared to 26% in the Auckland region  (and 27% in Franklin ). 

¶ ! țȡȓț ᶲᶴụ ɐȒ fɶǍɅȶȺȡɅẏɾ ǱʭǸȺȺȡɅȓ ǩǍɾǸ ȡɾ ᶲọ ǩǸǱɶɐɐɃɾṞ ɐʬǸɶ ᶯᶰụ ǍǩɐʬǸ ʌțǸ ɶǸȓȡɐɅǍȺ 

average.  This is driven by the lifestyle block dwellings which tend to be larger and more 

expensive.  The proportion of 3 -bedroom homes is likely to increase as a proportio n of 

fɶǍɅȶȺȡɅẏɾ ɃǍɶȶǸʌ ȡɅ ʌțǸ ȒʔʌʔɶǸ ʌɐ ǍʌʌɶǍǪʌ ȒǍɃȡȺȡǸɾ ȒɶɐɃ ñɐʔʌț !ʔǪȶȺǍɅǱ ǍɅǱ æǍɳǍȶʔɶǍ Ǎʌ Ǎ 

ȺɐʭǸɶ ɳɶȡǪǸ ɳɐȡɅʌ ǍɅǱ ǩǸʌʌǸɶ ǩǍȺǍɅǪǸ ẎɅǸǸǱẏ ɶǍʌțǸɶ ʌțǍɅ ɳɶǸȒǸɶǸɅǪǸṣ  

¶ Almost three quarters (72%) of households in Franklin either own or partially own their 

own dwelling or are holding it in a family trust.  This is significantly higher than both the 

regional average of 59%, and the other two catchments.  This is the result of a higher 

house price, lower household income formula in play in the South / East Auckland and 

æǍɳǍȶʔɶǍ ṩ ¶ǍɅʔɶǸʭǍ ɃǍɶȶǸʌɾṣ  ÿțȡɾ ɶǸɳɶǸɾǸɅʌɾ ʌțǸ ẎȒȺɐʭ ɐʬǸɶẏ ɃǍɶȶǸʌ ʌțǍʌ Takaanini  is 

likely to attract.  
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 AUCKLAND FUTURE URBAN ENVIRONMENTS  

FUTURE URBAN ZONE  

The FUZ applies to  greenfield areas that have been identified as appropriate  location s to 

expand the urban boundaries  ʌɐ ǍǪǪɐɃɃɐǱǍʌǸ ʌțǸ Ǫȡʌʳẏɾ ȒʔʌʔɶǸ ȓɶɐʭʌțṣ  Auckland Council will 

typically prioritise existing FUZ areas over zoning new areas  given they have gone through a 

statutory process  (as is required by the AUP(OIP) ) and consequently, rezoning of the subject 

land  needs to take into account the  existing identified  future urban network.  

The figure following  outlines the FUZ and recently zone d residential areas across the broader 

southern Auckland m arket.  The FUZ area shown  totals just over 4,000 ha of land , representing 

40% of all FUZ land in the Auckland Region.  Note that this  does not mean 4,000ha of 

developable land, simply the extent of the zoned FUZ  land area.  

FIGURE 5: FUTURE URBAN ZONE IN SOUTH ERN AUCKLAND  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Auckland Council , LINZ, Property Economics  
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There are two large FUZ areas of note which are subject to a structure plan exercise by 

Auckland Council.  The largest of the two is Drury - ÃɳǢțǸȶǸ ʭțȡǪț ǪɐʬǸɶɾ ᶯṞᶷᶰᶯțǍṞ Ʌɐʌ ȡɅǪȺʔɾȡʬǸ 

of the Industrial and Residential activity recently zoned in Drury Sout h.  

The second FUZ area of note is the Pukekohe - Paerata FUZ which expands upon the well -

established satellite township of Pukekohe.  Pukekohe has for many years supported a large 

ɶʔɶǍȺ ǍɶǸǍ Ǎʌ !ʔǪȶȺǍɅǱẏɾ ɾɐʔʌțǸɶɅɃɐɾʌ ǸʲʌǸɅʌṣ   

Both these structure plan areas are considered medium to longer term propositions with 

significant levels of infrastructure investment required to enable the various land uses to be 

developed and capacity realised.  

Additionally, in Takaanini , the area just to the north of the Cosgrave Road subject site  is the 

third major urban FUZ area.   According to the adopted FDS, this area is subject to significant 

natural hazards (i.e., flooding) and therefore is partly removed from the future urban growth 

areas.  Details about this removal will be presented later in Sectio n 5.1. 

DRURY -Ãæ6oM©M !¸E æĆ©M©ÃoM-PAERATA STRUCTURE PLANS  

The Drury -ÃɳǢțǸȶǸ and Pukekohe -Paerata Structure  Plans provide a framework of the 

intended extent and timing fo r development  within the FUZ land  in this growth area of 

Auckland .  The more detailed planning ma ps of various land uses  from the respective S tructure 

Plan documents are provided in Appendix 2 for reference.   This section outlines the key points 

identified  from  each of the Structure Plan documents.    

The following figure below shows the extent of the Drury Ṿ ÃɳǢțǸȶǸ FUZ that provides 

additional context to the Structure Plan map in Appendix 3.  Table 1 following shows the 

indicative breakdown of land uses for the 1,921ha area.  The estimated developable land area is 

approximately 45% of this overall land area as it provides an allowance for roads, parks 

floodplains and streams that is not practically available for  development.  

Of the total FUZ area in this Structure Plan, 150ha or 18% is for industrial / business land 

providing an estimated 3,800 jobs.  This is in addition to the large stretches of Industrial land 

evident in Drury South and Papakura in the figure above .   

Furthermore, Drury is expected to have two commercial centres which the following table 

suggests will total 49ha in size.  This is not exclusively retail GFA however with the potential for 

several (presumably higher density) housing developments.  In total, the Drury Future Growth 

Area is anticipated to provide for around 22,000 houses or cir ca 60,000 people.  For context this 

ȡɾ ɐʬǸɶ ʌʭȡǪǸ ʌțǸ ɾȡʽǸ ɐȒ æʔȶǸȶɐțǸẏɾ ɳɐɳʔȺǍʌȡɐɅ Ǎɾ ɐȒ ᶰᶮᶯᶷṣ  
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FIGURE 6: DRURY - Ãæ6oM©M FUTURE URBAN EXPANSION AND CURRENT BUSINESS ZONES  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Auckland Council , LINZ  

TABLE 1: DRURY Ṿ Ãæ6oM©M STRUCTURE PLAN INDICATIVE STATISTICS  

 

 

 

 

 

 

 

Source: Auckland Council . Note: *Net land area is the amount left over after allowance for land required 

for roads, parks,  floodplains,  and streams that are not built over. This leaves about 45 per cent of the land  

developable for building.  

 Net 

Developable 

Land Area 

(ha)*

Estimated 

Houses

Estimated 

Population

Estimated 

Jobs

Residential 624 21,600 59,000 3,700

Centre 49 400 1,000 4,500

Industry / business 150 0 0 3,800

Totals 823 22,000 60,000 12,000
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Like the previous figure for Drury, the following figure shows the extent of the F UZ in the 

context of current business zon ing  in the Pukekohe -Paerata Structure Plan.  Importantly, all of 

the industrial and business zones are centred along the rail  line  and major arterial routes ( e.g., 

SH22).  

FIGURE 7: PUKEKOHE Ṿ PAERATA FUTURE GROWTH AREA AND CURRENT BUSINESS ZONES  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Auckland Council, LINZ  

The table below gives a breakdown for the Pukekohe Ṿ Paerata Structure Plan area.  This 

identifies capacity for around 12,500 houses (or approximately 33,800 residents) and a single 

local centre of 1ha in net developable land area (about 2ha gross).   

Considering the current population of Pukekohe in 20 22 is only 26,900 people, in addition to 

the expansion of up to 4,500 homes in Paerata Rise, the urban population of Pukekohe has the 

potential to almost triple in size once these areas fully develop.   

Additionally, the Structure Plan provides for 95ha of Light Industrial land.  This is split between 

south of the town and an elongated strip along SH22 in the north -western section, just below 

the Subject site . 
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TABLE 2: PUKEKOHE Ṿ PAERATA STRUCTURE PLAN AREA INDICATIVE STATISTICS  

 

 

 

 

 

 

Source: Auckland Council   

5.1. FUTURE URBAN AREA S IN THE FDS  CONTEXT 

Council has recently adopted the FDS as a replacement for sections of the current Auckland 

Plan 2050, Development Strategy 2018, and FULSS.   

Under the NPS -UD, tțǸ ɳʔɶɳɐɾǸ ɐȒ ʌțȡɾ fEñ ȡɾ ʌɐ Ẍpromote integrated, long -term strategic 

planning to help the council set the high -level vision for accommodating urban growth over 

the long term and identify strategic priorities to inform other development -related decisions ẍṣ   

Specifically, the  FDS aims to:  

¶ achieve well -functioning urban environments . 

¶ ensure there is sufficient development capacity . 

¶ integrate planning and infrastructure planning and funding . 

It should be noted that the 56.5ha of FUZ land which forms Sunfield is not part of the Takaanini 

FUZ which is removed based on the FDS.  

According to the assessment outcome of the FDS, t he southern portion of the Takaanini  FUZ 

(circa 310ha 13, gross) ȡɾ ɶǸɃɐʬǸǱ ȒɶɐɃ ʌțǸ ɶǸȓȡɐɅẏɾ ʭȡǱǸɶ fĆZ areas due to significant flood plain 

extent and significant proportion of alluvium / colluvium geological formations which are 

typically overlain by peat / peat loam.    

Given these constraints, appropriate  mitigation will be costly and require council -led integrated 

catchment management planning / intervention.   These constraints pose settlement risks (and 

potential dewatering) for development and infrastructure, resulting in ongoing hazard risks 

and / or likely incurring significant costs to appropriately mitigate.  

In addition,  ÛɳǍțǸȶǸ-Drury FU Z is recommended for partial removal (of the area associated 

with the Slippery Creek flood plain and some land to the east adjacent to the floodplain , circa 

 

13 Indicative only and estimated based on  the boundaries of the removal outlined in the FDS  and the 

distribution of flood plains in the area.  

Net 

Developable 

Land Area 

(ha)

Potential 

Additional 

Houses / 

Dwellings

Potential 

Additional 

Population

Potential 

Additional 

Jobs

Residential 433 12,517 33,796 2,597

Local Centre 1 5 13 53

Light Industry 95 0 0 2,368

Totals 529 12,522 33,809 5,018
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330ha 14, gross) due to significant hazard constraints and the likely reverse sensitivity effects on 

the surrounding environments .  The remaining parts of the FU Z ǍɶǸ ʌɐ ǩǸ ɶǸɅǍɃǸǱ ÛɳǍțǸȶǸ 

(north of Slippery Creek) and Drury East (for land not live -zoned).  

The following figure shows the geospatial extent of the recommended FU Z removal in 

Takaanini  and Slippery Creek .  Having these two areas removed, the total FUZ land area in the 

South Auckland catchment would be reduced substantially by a cumulative land provision of 

approximately 640 ha . 

FIGURE 8: FUTURE URBAN ENVIRONMENTS IN THE CONTEXT OF THE  FDS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Auckland Council, LINZ  

To understand the likely impact of the se FUZ removals  on local housing capacity,  it is 

important to quantify the likely resulting residential capacity decline due to these removals.  

As outlined in Auckland 2050, the entirety of the Takaanini FUZ was anticipated to provide for a 

total yield of circa 4,500 dwellings .  Applying the removed southern proportion of around 54%, 

the estimated yield within this southern proportion is approximately 2,400 dwellings.   

 

14 Indicative only and estimated based on  the boundaries of the removal outlined in the FDS  and the 

distribution of flood plains in the area.  
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In addition, according to the Drury Ṿ ÃɳǢțǸȶǸ ñʌɶʔǪʌʔɶǸ æȺǍɅ, the entirety of the Drury Ṿ 

ÃɳǢțǸȶǸ FUZ land was  anticipated to provide for 21,600 dwellings within a 624ha of net 

developable land, on >ɐʔɅǪȡȺẏɾ 45% developable land estimate.   

Using th ese figures as the basis, the recommended removal of 330ha (gross) of FUZ land in 

Drury East / Slippery Creek would lead to the loss of expected residential capacity in the order 

of 5,100 dwellings 15.  Consequently , the total residential capacity loss within the South Auckland 

FUZ areas due to the FDS  removals would be around 7,500 dwellings.   

Considering  this expected loss of residential capacity , in Property Economics view, the 

proposed development  to provide for a  large master planned  residential development in a  

strategically located area (i.e., the Subject site ) would be a n efficient and timely replacement of 

the southern Takaanini and Slippery Creek FUZ removal s and would partially offset the loss of 

expected residential capacity in the area.    

Enabling the proposed development  therefore would ensure a more streamlined delivery of 

ʌțǸ ɶǸȓȡɐɅẏɾ ȓɶɐʭʌț ɾʌɶǍʌǸȓʳ ǍɅǱ ǪǍɅ ǩǸ ǸʲɳǸǪʌǸǱ ʌɐ ǸȒȒǸǪʌȡʬǸȺʳ ɃȡʌȡȓǍʌǸ ʌțǸ ȺȡȶǸȺʳ ȒȺʔǪʌʔǍʌȡɐɅɾ 

in the local market led by the FDS FUZ removal s.  

In Property Economics view, a ny increased residential capacity enabled within the Auckland 

urban environment due to implementing the MDRS via PC78 does not automatically render 

any future greenfield residential developments unviable or economically inefficient.  In addition 

to the demand and supply considerations, other economic factors must be considered .   

These factors include the site ẏɾ ǍǩȡȺȡʌʳ ʌɐ Ẏplug into ậ an existing urban environment, the net 

economic benefits associated with potential development, and that fact the development 

ʭɐʔȺǱ ǪɐɅʌɶȡǩʔʌǸ ʌɐ Ǎ Ẍwell -functioning urban environment ẍ Ǎɾ ǱȡɶǸǪʌǸǱ ǩʳ ¸æñ-UD Policy 1 

and 3.  

As PC78 is still going through the planning process, and final planning provisions are still to be 

determined , the  level of extra capacity to be enabled across the wider region remains unclear 

at present.  Nevertheless, given its proximity to existing infrastructure and efficient access to 

services and amenities in the surrounding areas, the proposed development  is strategically 

situated to play a n important role in accommodating future residential growth within the area 

and promoting a well -functioning urb an environment in the catchment.  

 

 

15 330ha * 0.45 / 624ha * 21,600 houses  
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 COMMERCIAL CENTRE DEVELOPMENT POTENTIAL  

6.1. CURRENT COMMERCIAL ENVIRONMENT  

This section provides the relevant  background context for  the assessment of potential 

commercial centre s within the proposed development by providing a detailed overview of the 

current centre network  and discussing the implications of the potential residential yield in the 

proposed development on the appropriate scale of commercial centre s within the proposed 

development .  

The following figure shows the location of  each commercial centre  in the surrounding 

catchment , having specific points for each Town Centre or Metropolitan Centres , while 

identifying  the indicative location of  future centres within !ʔǪȶȺǍɅǱ >ɐʔɅǪȡȺẏɾ Drury -ÛɳǍțǸȶǸ 

Structure Plan.  

FIGURE 9: COMMERCIAL CENTRES IN SOUTH AUCKLAND   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Auckland Council, Property Economics  
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There are four different levels of business zoning in the AUP(OIP) that forms a distinct  

commercial centre  hierarchy with a clear role and function for each of the centres.  The 

Business Zone types are as follows:  

¶ Neighbourhood Centre Zone  Ṿ Single corner stores or small shopping strips located in 

residential neighbourhoods.  This commonly includes your local takeaway shop, dairy 

and convenience services like hairdressers.  These centres provide frequent retail and 

commercial service needs to local community and passers -by and as such are 

scattered through the residential areas.  This is evident in the almost poker dot 

appearance of each of these centres throughout the urban area  on Figure 9.  

Ideally, residents are able to walk or have to drive only a short distance to their local 

Neighbourhood Centre and they are not designed to rely on public transport.  

¶ Local Centre Zone  Ṿ The Local Centre Zone provides for a larger retail centre that while 

often containing predominately convenience retail and services, are permitted to 

include a range of retail, office, and commercial service activities.  Local Centres often 

take the form of a small to medium -sized shopping centre  often  anchored by a major  

supermarket  brand .   

While retail with a larger reach like clothing may be facilitated within the centre, these 

activities are less common, instead focusing on convenience goods and services such 

as Food and Beverage, bookstores and Pharmacies.  

Under the AUP(OIP) , the permitted commercial activities include retail up to 450sqm, 

Offices up to 500sqm and Supermarkets up to 2,000sqm.  Activities that exceed these 

requirements are Restricted Discretionary.  

¶ Town Centre Zone  Ṿ This zone is applied to suburban centres throughout Auckland 

and satellite townships such as Pukekohe.  The provisions in this zone allow for a wider 

range of activities including commercial, leisure, residential, tourist, cultural, 

community and civic services.  

A Town Centre is designed to  service a broader  catchment and permits large format 

retailing, a cinema complex and other entertainment facilities.  In essence, it is a more 

fulsome range of commercial activities enabled to satisfy the surrounding suburbs, but 

not of a scale that would attract material custom from other areas of the city.  Takaanini  

Town Centre is the closet major centre (2 Ṿ3-minute drive) from the Sunfield 

development.  

¶ Metropolitan Centre Zone  Ṿ Metropolitan Centres are the largest centres outside of 

!ʔǪȶȺǍɅǱẏɾ >=E ȡɅ ǩɐʌț overall scale and intensity .  Metropolitan Centres generally 

contain large malls such as Sylvia Park , Westfield  Manukau and Albany, although the 

Metropolitan Centre in P apakura is an exception when assessed against key economic 

metrics.  
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The Unitary Plan states, Metropolitan Centres ǍɶǸ ǱǸɾȡȓɅǸǱ ʌɐ ǍǪʌ Ǎɾ Ẍfocal points for 

community interaction and commercial growth and contain hubs serving high -

frequency transport ẍṣ  Metropolitan centres draw customers from a very wide 

catchment and are typically built on a large retail and commercial GFA base.  

Within the Drury -ÛɳǍțǸȶǸ Structure Plan the Auckland Council has revealed plans for two 

potential commercial centres.  Although the exact zone and therefore role and function of the 

ǪǸɅʌɶǸɾ ʭǍɾ Ʌɐʌ ɾɳǸǪȡȒȡǸǱ ṵẌǍ ȺǍɶȓǸ ɃǍȡɅ ǪǸɅʌɶǸẍ ǍɅǱ Ẍa ȺǍɶȓǸ ǪǸɅʌɶǸẍṶ, both of these centres are 

being advanced through the planning process at the moment.  It is likely one of these centres 

will become a Metropolitan Centre in the future.  

6.2. RETAIL DEMAND  

This section sets out the projected retail expenditure and sustainable GFA forecasts for a 

potential commercial centre within the Subject site .  These forecasts have been based on Stats 

NZ growth scenarios, the expected development yield provided by Sunfield  and have been 

ɳɶǸɳǍɶǸǱ ʔɾȡɅȓ æɶɐɳǸɶʌʳ MǪɐɅɐɃȡǪɾẏ éǸʌǍȡȺ ¶ɐǱǸȺṣ  

Ultimately, the extent of the retail catchment depends on the role and function of any 

commercial centre in the proposed development .  Given the s cale of the  residential 

development  proposed , the existence of a Town Centre in Takaanini  and the Metropolitan 

Centre in Papakura, the retail  activity in Sunfield will need to be subservient to these key 

activity centres.  The retail provision in Sunfield should therefore be comprised of a few small 

neighbourhood centres  or a consolidated local centre  with a super market, or a combination of 

both.  

If Sunfield  decide to focus on a few neighbourhood centres, then these should be designed to 

service the needs of the Sunfield  local residents  and local workers .  Centres of this size draw 

spend from a localised area predominantly and supported by convenience retailers.  A s such, 

the retail demand will be assessed on the growth in the Sunfie ld  area itself which , for the 

purpose of this analysis, represents the retail catchment.  

Alternatively, if Sunfield  decide to build a larger consolidated local centre, this has the potential 

to include a supermarket as well as a larger range of convenience retailers.  This necessitates a 

wider retail catchment as it will likely draw  customers from a wider area than just the proposed 

development.  

Note that the following retail analysis includes the demand generated by future employees  

working with the proposed industrial employment zone.  

Development Yield and Likely Population Base  

Sunfield  seek to enable the development of circa 4,000 dwellings within the Subject site , 

including 3,400 homes and 600 retirement units across three retirement villages.  

=ǍɾǸǱ ɐɅ ñʌǍʌɾ ¸įẏɾ ǸɾʌȡɃǍʌǸɾṞ Ǎɾ ɾțɐʭɅ ǸǍɶȺȡǸɶṞ ʌțǸ ǍʬǸɶǍȓǸ țɐʔɾǸțɐȺǱ ɾȡʽǸ ʭȡʌțȡɅ ʌțǸ fɶǍɅȶȺȡɅ 

local catchment area is around 2.8, which is slightly lower than Southern / East Auckland and 
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Manurewa / Papakura catchments (3.4 and 3.3 persons per dwelling, respectively) and the 

regional average of around 2.9 persons per dwelling.  

!ɳɳȺʳȡɅȓ fɶǍɅȶȺȡɅẏɾ ǍʬǸɶǍȓǸ țɐʔɾǸțɐȺǱ ɾȡʽǸ ɐȒ ᶰṣᶶ ɳǸɶɾɐɅɾ ɳǸɶ ǱʭǸȺȺȡɅȓṞ ʌțǸ ǸɾʌȡɃǍʌǸǱ ẎǍʌ 

ǪǍɳǍǪȡʌʳẏ ɳɐɳʔȺǍʌȡɐɅ ʭȡʌțȡɅ ʌțǸ ɳɶɐɳɐɾǸǱ ᶱṞᶲᶮᶮ țɐɃǸɾ ʭɐʔȺǱ ǩǸ ǍɶɐʔɅǱ ᶷṞᶳᶰᶮ ɳǸɐɳȺǸṣ   

!ɾ ɳǸɶ ¦¬¬ẏɾ ȺǍʌǸɾʌ ɶǸʌȡɶǸɃǸɅʌ ɃǍɶȶǸʌ ɶǸɾǸǍɶǪț16 , nationally, the estimated population density of 

NZ retirement units is around 1.3 residents per unit in 2022.  Assuming this ratio is likely to 

ɶǸɃǍȡɅ ǪɐɅɾʌǍɅʌ ɐʬǸɶ ʌțǸ ȺɐɅȓ ʌǸɶɃṞ ʌțǸ ǸɾʌȡɃǍʌǸǱ ẎǍʌ ǪǍɳǍǪȡʌʳẏ ɶǸʌȡɶǸɃǸɅʌ ʬȡȺȺǍȓǸ ɳɐɳʔȺǍʌȡɐɅ 

within the Subject site  would be around 780 people.  

!ɾ ɾʔǪțṞ ǪʔɃʔȺǍʌȡʬǸȺʳṞ ʌțǸ ʌɐʌǍȺ ẎǍʌ ǪǍɳǍǪȡʌʳẏ ɳɐɳʔȺǍʌȡɐɅ ɶǸɾʔȺʌȡɅȓ ȒɶɐɃ ʌțǸ Sunfield  residential 

development would be around 10,300 people.  The employment land would generate in the 

order of  nearly 10,500  employees locally.  

This 10,300 people and circa 10,500 employees are  incorporated into the following analysis to 

quantify the additional retail and commercial demand generated by the proposed  

development .  This would give an appropriate market demand spectrum to consider the full  

commercial  development potential of the Sunfield  development .    

Supermarket Catchment  

In order to estimate the retail development potential (or opportunity available) for the potential 

supermarket  and assess  it s impacts, it is necessary to first identify its core economic market.    

The following figure illustrates the geospatial extent of the identified supermarket catchment.  

This catchment takes into account the road network, natural  and physical geographical 

barriers , other supermarkets in the area  and the professional opinion of Property Economics in 

known shopping patterns and trade area dynamics for retail developments in New Zealand .   

A Supermarket in Sunfield is likely to have a more localised / eastern core economic than the 

Supermarket Catchment shown on Figure 10 and is unlikely to draw significant spend from the 

areas to the west of the Takaanini and Papakura Centres.   

However, this larger catchment enables us to assess the capacity for an additional supermarket 

ʭȡʌțȡɅ ʌțǸ ɳɶȡɃǍɶʳ ǪǍʌǪțɃǸɅʌẏɾ Ȓɐɶ ʌțǸ ɾʔɳǸɶɃǍɶȶǸʌɾ ʌțǍʌ ʭɐʔȺǱ ɐʌțǸɶʭȡɾǸ ǱɶǍʭ ȒɶɐɃ ʌțǸ 

Ardmore area.  

It should also be noted that in the current retail environment, these supermarkets would 

ɾʔɳɳɐɶʌ ʌțǸ ʭȡǱǸɶ ÃɳǢțǸȶǸ ǍɅǱ Eɶʔɶʳ ɾʔǩʔɶǩɾṣ  oɐʭǸʬǸɶṞ ʌțǸɾǸ ǍɶǸǍɾ țǍʬǸ ǩǸǸɅ ǸʲǪȺʔǱǸǱ 

from the supermarket catchment as the future Drury centre s are proposed to establish 

numerous supermarkets to provide for the retail needs of this area in the future.  

  

 

16 New Zealand Retirement Villages and Aged Care, August 2023, JLL  
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FIGURE 10: EXISTING SUPERMARKET NETWORK WITHIN THE SUPERMARKET CATCHMENT  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Google Maps, LINZ, Stats NZ, Property Economics  

The above figure shows the location of nearby Supermarkets, totalling around 2 5,250sqm of  

GFAṣ  ÿțǸ ʌʭɐ ñʔɳǸɶĞǍȺʔǸ ẎñʔɳǸɶɃǍɶȶǸʌẏ ɾʌɐɶǸɾ țǍʬǸ ǩǸǸɅ ȡɅǪȺʔǱǸǱ for completeness as they 

compete for Grocery spend , albeit they are not considered supermarkets .  This brings up the 

total supermarket GFA to 2 6,350sqm.  

The supermarkets within the Supermarket catchment are all located within or in close 

proximity to either the Takaanini  Town Centre or the Papakura Metropolitan Centre.  While this 

is a strategic location that supports the respective retail centres, the urban suburbs around the 

Sunfield  area have been the subject of rapid residential growth, as is projected to continue.  

This is reflected in the population estimates and projections for the Supermarket Catchment 

shown on  the following figure .  This projection series is based on the Stats  NZ High projection 

and assumes that half of the development will service the continued growth along this high 

projection and the other half is net additional.  That is to say that the projected growth is equal 

to the Stats  NZ High household / population projection plus half of the number of yield (i.e., 

2000 dwellings) / estimated population  (i.e., 5,150 people). 
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Under this analysis, the existing population base of 5 3,530 residents within the identified 

supermarket catchment is anticipated to grow to around 84,800 residents by 2053 if the 

proposed development  is enabled and delivered .  Meanwhile, the number of households within 

the supermarket catchment is anticipated to grow from 1 6,840  in 202 2 to 2 5,300  by 20 53 under 

the same growth scenario . 

FIGURE 11: SUPERMARKET CATCHMENT GROWTH WITH PROPOSED DEVELOPMENT  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics, Stats  NZ . 

6.3. RETAIL GROWTH MODEL  

The following flow chart provides a graphical representation of the Property Economics Retail 

Model to assist in better understanding the methodology and  key inputs utilised .   
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GROWTH IN REAL RETAIL EXPENDITURE  

For the purposes of projecting retail expenditure, growth in real retail spend has been 

incorporated into the model at a rate of 1% per annum over the forecast period.  This 1% rate is 

based on the level of debt retail spending, interest rates and changes in disposable income  

levels, and is the average inflation adjusted increase in spend per household over the assessed 

period.   

LAYERED RETAIL CATCHMENTS  

It is important to note that the retail expenditure generated in the identified markets  do not 

necessarily equate to the sales within that particular area. Residents can freely travel in and out 

of the area, and they will typically choose the centres with their preferred range of stores, 

products, brands, proximity, accessibility and price p oints. A good quality offering will attract 

customers from beyond its core market, whereas a low -quality offering is likely to experience 

retail expenditure leakage out of its core market.   

Therefore, the retail expenditure generated in an area represents the sales centres or retail 

stores within that area could potentially achieve and is the key influence on what the market 

can potentially sustain. This should not be interpreted as a negativ e for any potential retail 

activity in Sunfield , but simply represents normal commercial market mechanisms 

(competition) and is a consideration that needs to be appropriately accounted for in any retail 

economic analysis.  
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EXCLUDED ACTIVITIES  

The retail expenditure figures below are in 20 23 NZ dollars and exclude the following retail 

activities, as categorised under the ANZSIC categorisation system:  

¶ Accommodation (hotels, motels, backpackers, etc.)  

¶ Vehicle and marine sales & services (petrol stations, car yards, boat shops, caravan sales, 

and stores such as Repco, Super Cheap Autos, tyre stores, panel beating, auto electrical 

and mechanical repairs, etc.)  

¶ Hardware, home improvement, building and garden supplies retailing (e.g. Mitre 10, 

Hammer Hardware, Bunnings, PlaceMakers, ITM, Kings Plant Barn, Palmers Garden 

Centres, etc.)  

The above retail sectors have been excluded because they are not considered to be core retail 

expenditure, nor fundamental retail centre activities in terms of visibility, location, viability or 

functionality, particularly convenience centres like  the proposed commercial centre in Sunfield .  

Modern retail centres do not rely on these types of stores to be viable or retain their role and 

function in the market as such stores have the potential to generate only non -consequential 

trade competition effects rath er than flow -on retail distribution effects in the context of the 

é¶!ṣ  ÿțǸɶǸȒɐɶǸṞ ʌțǸ ɶǸʌǍȡȺ ǪǸɅʌɶǸ ɅǸʌʭɐɶȶẏɾ ǸǪɐɅɐɃȡǪ ʭǸȺȺǩǸȡɅȓ ǍɅǱ ɾɐǪȡǍȺ ǍɃǸɅȡʌʳ ǪǍɅɅɐʌ ǩǸ 

unduly compromised.  

The latter two bullet points contain activity types that generally have great difficulty 

establishing new stores in centres for land economic and site constraint reasons, i.e. the 

commercial reality is that for most of these activity types it would be unvi able to establish new 

stores in centres given their modern store footprint requirements and untenable to remain 

located within them for an extended period of time (beyond an initial lease term) in successful 

centres due to property economic considerations such as rent, operating expenses, land value, 

operational and functional requirements and site sizes.   

Trade orientated activities such as kitchen showrooms, plumbing stores, electrical stores and 

paint stores are also excluded from the model for similar reasons.  This is not to imply that these 

activity types are not situated in centres, as in many instanc es some of these store  types remain 

operating in centres as a historic overhang.   

However, in the future, it is increasingly difficult from a retail economic perspective to see these 

store types establishing in centres (new or redeveloped), albeit they likely have equal planning 

opportunity to do so.  As such, demand for these store typ es is additional to the retail demand 

assessed in this analysis. In essence, these store  types are not convenience centre activities.  

CONVENIENCE STORES  

Convenience retailing can be generally defined as stores used for quick stop and frequently 

required shopping, used primarily due to their close proximity and easy accessibility for the 

customer. These stores are not exclusive to any one retail category wi th examples of such stores 

including, dairies, bakeries, fruit & vegetable stores, cafes and restaurants.  
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Supermarkets, albeit being a large footprint store, are also classified as convenience stores 

given they predominantly service more localised catchments, the products sold are largely 

homogenous between supermarket stores and they tend to be fairly evenly distributed right 

ǍǪɶɐɾɾ ǍɅ ǍɶǸǍẏɾ ʔɶǩǍɅ ȒǍǩɶȡǪṣ 

SUSTAINABLE GFA  

This analysis uses a sustainable footprint approach to assess retail demand.  Sustainable 

ȒȺɐɐɶɾɳǍǪǸ ȡɅ ʌțȡɾ ǪɐɅʌǸʲʌ ɶǸȒǸɶɾ ʌɐ ʌțǸ ȺǸʬǸȺ ɐȒ ȒȺɐɐɶ ɾɳǍǪǸ ɳɶɐɳɐɶʌȡɐɅǍʌǸ ʌɐ ǍɅ ǍɶǸǍẏɾ ɶǸʌǍȡɅǍǩȺǸ 

retail expenditure that is likely to result in an appropriate qual ity and offer in the retail 

ǸɅʬȡɶɐɅɃǸɅʌṣ  ÿțȡɾ ǱɐǸɾ Ʌɐʌ ɅǸǪǸɾɾǍɶȡȺʳ ɶǸɳɶǸɾǸɅʌ ʌțǸ ẎǩɶǸǍȶ ǸʬǸɅẏ ɳɐȡɅʌṞ ǩʔʌ Ǎ ȺǸʬǸȺ ɐȒ ɾǍȺǸɾ 

productivity ($/sqm) that allows retail stores to trade profitably and provide a good quality retail 

environment, and thus economic w ellbeing and social amenity.  

It is also necessary to separate the Gross Floor Area into:  

¶ Net retail floorspace (Sustainable Floorspace);  and  

¶ Back office floorspace that does not generate any retail spend ( Back Office Floorspace ).  

! ɾʌɐɶǸẏɾ ɅǸʌ ɶǸʌǍȡȺ ȒȺɐɐɶ ǍɶǸǍ ɐɅȺʳ ȡɅǪȺʔǱǸɾ ʌțǸ ǍɶǸǍ ʭțȡǪț ǱȡɾɳȺǍʳɾ ʌțǸ ȓɐɐǱɾ ǍɅǱ ɾǸɶʬȡǪǸɾ ɾɐȺǱ 

and represents the area which the general public has access.  By contrast, the Gross Floor Area 

typically represents the total area leased by a retailer.  Bac k Office Floorspace in a retail store is 

ʌțǸ ǍɶǸǍ ʔɾǸǱ Ȓɐɶ ɾʌɐɶǍȓǸṞ ʭǍɶǸțɐʔɾȡɅȓṞ ɾʌǍȒȒ ȒǍǪȡȺȡʌȡǸɾṞ ǍǱɃȡɅ ȒʔɅǪʌȡɐɅɾṞ ʌɐȡȺǸʌɾ ǍɅǱ ɐʌțǸɶ ẎǩǍǪȶ 

ɐȒȒȡǪǸẏ ʔɾǸɾṣ   

These activities on average occupy around 25 -ᶱᶮụ ɐȒ Ǎ ɾʌɐɶǸẏɾ gf! ǩʔʌ ǪǍɅ ʬǍɶʳ ṵțȡȓțǸɶ ǍɅǱ 

lower) between individual retailers based on operational and functional requirements.  It is 

important to separate out such back office floorspace from sustainable f loorspace because 

back office floorspace does not generate any retail spend.  For the purposes of this analysis a 

30% ratio has been applied.   

6.4. CORE CATCHMENT  OF PROPOSED SUNFIELD TOWN CENTRE  

Property Economics employs a growth -based  approach to assess retail demand and 

sustainable GFA within the core catchment area of ñʔɅȒȡǸȺǱẏɾ proposed main commercial 

centre .  This serves as the baseline to identify the sustainable level of retail activities that can be 

supported within the proposed Sunfield centres.   The sustainable GFA and land area is 

allocate d between Sunfield ẏɾ proposed main commercial centre  and other smaller 

convenience centres.  

The following figure delineates the core catchment that the proposed Sunfield Town Centre is 

designed to primarily service.  This core catchment is essentially the geographic area from 

which the proposed development  is likely to derive the majority of its sales or the area the 

development is designed to primarily service, and where the tenancies  are considered to have 

a strategic locational advantage in terms of proximity over other competitors.   

The determination of this catchment extent takes into account the existing retail  / commercial 

centre network, road infrastructure, natural and physical geographical barriers, SA1 boundaries, 
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and the professional opinion of Property Economics in known shopping patterns and trade 

area dynamics for retail developments across  New Zealand.   

Considering the proximity of the existing Takaanini Village and the Papakura Metropolitan 

Centre, the main Sunfield Commercial  Centre would  primarily cater to communities within the 

development , immediate surrounds  and the eastern rural areas  including Ardmore and 

Clevedon . 

This core catchment area serves as the foundation for subsequent economic retail analyses.  

FIGURE 12: CORE ECONOMIC CATCHMENT OF THE PROPOSED SUNFIELD TOWN CENTRE  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Google Maps, LINZ, Stats NZ, Property Economics  

6.5. CORE CATCHMENT RETAIL EXPENDITURE & GFA GROWTH FORECAST 

!ǪǪɐɶǱȡɅȓ ʌɐ ñʌǍʌɾ ¸įẏɾ ǸɾʌȡɃǍʌǸɾṞ ʌțǸ ɳɶǸɾǸɅʌ ṵᶰᶮᶰᶱṶ ɳɐɳʔȺǍʌȡɐɅ ɐȒ ʌțǸ ǪɐɶǸ ǪǍʌǪțɃǸɅʌ ȡɾ 

slightly above 32,000 residents.  High projection suggests an anticipated expansion to just over 

53,000 people by 2043, with the incorporation of 4,000 new homes by the Sunfield 

development .  It is assumed for  the purpose of this analysis that the development will reach its 

maximum capacity around 2043.  

The demographic profile of the core catchment is based on the demographic composition and 

household income levels of those living in recent  local Takaanini developments .  The household 

income and average household size of these residential developments is slightly  higher than 
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the wider residential markets and is considered likely to be closer to the type of residents that 

will reside in Sunfield.  

The following table presents the projected growth in total retail expenditure on an annuali sed 

basis and sustainable GFA for Sunfield ẏɾ core catchment from 2023 to 2048.   Specifically, the 

GFA growth figures represent the additional retail GFA that can be supported within the core 

catchment, irrespective of the existing supply / retail provision.  

TABLE 3: CORE CATCHMENT GENERATED ANNUALISED RETAIL EXPENDITURE ($M)  AND 
SUSTAINABLE GFA (SQM) GROWTH  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics  

It is projected that the identified core catchment will generate additional retail expenditure of 

approximately $321 m  per annum by 2043 .  This anticipated retail expenditure growth can 

support an additional 62,700sqm of retail GFA by  2043.   

Specifically, the majority of this market ẏs retail expenditure is expected to be driven by food -

related retailing and beverage services, constituting about half of the projected growth in the 

ǪɐɶǸ ǪǍʌǪțɃǸɅʌṣ  >ɐɅʬǸɶɾǸȺʳṞ ʌțǸ ǸʲɳǸɅǱȡʌʔɶǸ ȓɶɐʭʌț ȡɅ ɐʌțǸɶ ẎɅɐɅ-ǪɐɅʬǸɅȡǸɅǪǸẏ ɾǸǪʌɐɶɾṞ ɾʔǪț 

as Clothing, Footwear and Personal Accessories, and Department Stores, is comparatively 

lower.  

Considering the sustainable retail GFA growth of 62,700sqm, it is estimated that the 

corresponding additional retail provision within the core catchment would require 

approximately 15.7ha based on a 0.4 FAR 17 ratio.  

 

17 Floor Area Ratio  to land  

Spend ($m) GFA(sqm)

Food retailing +$144 +18,300

Clothing, footwear and personal accessories 

retailing
+$15 +3,000

Furniture, floor coverings, houseware and 

textile goods retailing
+$16 +5,600

Electrical and electronic goods retailing +$25 +6,900

Pharmaceutical and personal care goods 

retailing
+$30 +7,400

Department stores +$24 +8,500

Recreational goods retailing +$8 +2,300

Food and beverage services +$59 +10,700

+$321 +62,700

ANZSIC Sector

Catchment Total Generated Retail Spend ($m) / 

Sustainable GFA (sqm) Growth

2023 - 2043 Growth



51971.17 

 

W: www.propertyeconomics.co.nz    
44  

It is important to note that this 15.7 ha  represents the retail land requirement within the core 

catchment and excludes areas designated for urban parks, civic spaces, roads, reserves, 

playgrounds, as well as community, education, and public transport facilities.  These additional 

spaces would enhance the overall retail  / commercial development, providing agglomeration 

benefits and amenity values for residents.  Any  land allocated for these activities  is additional  to  

the land identified for GFA  / land area.  

The Sunfield development, proposing a retail provision of approximately 12 ha  (7ha  for the Main 

Commercial  Centre and 5 ha  for multiple small convenience centres), is anticipated to allocate 

around 6 ha  for retail activities.  This estimate is based on allocating at least 50% of the centre 

land for non -retail activities like parks, roads, reserves, playgrounds, and community spaces.  

The distribution of retail and non -retail activities in New Zealand ẏs established commercial 

centres often follows a similar pattern.  This common practice involves allocating a substantial 

portion of the land for retail activities while also apportioning  land  to non -retail elements , 

reflecting the importance of creating multifunctional and inclusive spaces within commercial 

centre s. 

Given the sustainable retail land of additional 15.7ha , the Sunfield development, with a 

cumulative retail provision of 6 ha , is considered sustainable and of an appropriate size to 

accommodate a portion of the anticipated demand and market growth over the next 20 years.  

6.6. SUPERMARKET DEVELOPMENT POTENTIAL  

By itself, the anticipated growth in retail expenditure is sufficient to sustain a large commercial 

centre with a range of retailing and commercial services.  However, given the existence of the 

established Takaanini  and Papakura centres and the additional competition faced by the large -

scale commercial activity going into Drury, it is likely that there will be a large net outflow of 

retail spend from Sunfield across most non -convenience retail sectors.  

As such, LFR and national banner brands (excluding supermarkets) typically found in larger 

town and metropolitan centres and shopping malls are less likely store types for any 

prospective commercial centre in the development .  These store types such as Harvey Norman, 

The Warehouse , Noel Leeming, Farmers, Briscoes, etc. all draw from large catchments whereas 

Sunfield is more appropriately pitched at convenience retail and commercial service activities.   

Consequently, Property Economics has limited the scope of the retailing to focus on 

convenience retail and Food Retailing spend.  This retailing activity represents the spending 

typically done within a localised area and consumers are less willing to trave l for, thereby giving 

the retail in Sunfield a competitive advantage to this market.  

At a broad level, convenience retail spend is estimated to represent around 19% of all retail 

expenditure and this proportion has been adopted for the purpose of this analysis.   

Furthermore, the possibility of a supermarket within a Sunfield centre has been assessed.  By 

running the retail model across the wider Supermarket Catchment using the population 

projections shown, we are able to assess the appropriate level of supermarket  provision moving 

forward.  
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The sustainable level of supermarket floorspace over the next 30 years (till 20 53) is shown below 

in the figure following  alongside the identified existing supply of 2 5,250sqm  (excluding 

SuperValue) .  This graph then estimates the differential between the existing provision (supply) 

and demand to assess the opportunity available within this catchment.   Note this does not 

represent an oversupply as some supermarkets in the catchment service suburbs beyond the 

Sunfield supermarket catchment, and therefore in reality is likely a market in approximate 

demand / supply equilibrium  at present .  

FIGURE 13: SUPERMARKET SUPPLY AND DEMAND DIFFERENTIAL  

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Stats  NZ  

As of 2023, the current level of supermarket floorspace supply is sufficient to accommodate the 

existing population base within the catchment.  However, with the rapid growth that is 

projected for this supermarket catchment, the level of supermarket retailing sustainable is 

estimated to rapidly increase meaning additional supermarket development will be required 

to service growth.  The timing for a new supermarket would be commensurate with the rate of 

growth in the supermarket catchment.  

By 2053, the level of supermarket sustainable GFA would reach 37,500sqm, which is 12,250sqm 

above the current supermarket GFA in the catchment.  This equates to approximately three 

additional full -service supermarkets in the catchment.  

Even though there is no immediate demand for additional supermarkets in the area, especially 

due to the recently (2021) opening of Countdown Waiata Shores, the anticipated rapid growth 

in population would generate significant demand for additional supermar ket provision within 

the catchment over the medium to long term (i.e., a 10 Ṿ 30-year timeframe).  
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More importantly, this means a supermarket could be built within the proposed development , 

without causing detrimental effects on the Takaanini or Papakura centres in the foreseeable 

future and is considered appropriate in Sunfield to service a population base of around 10,300 

people and circa 10,940  employees.  

6.7. APPROPRIATE CONVEN IENCE OPTIONS  

The potential range of tenancy types considered suitable for a centre within the Sunfield 

development given its convenience role and function in the market is highlighted in the 

following list.   

Note this is not intended to represent an exhaustive list, simply an indication of the types of 

convenience retail and commercial & professional services businesses that could fit seamlessly 

ȡɅʌɐ ɾʔǪț Ǎ ǪǸɅʌɶǸ ʌțǍʌ ʭɐʔȺǱ ɃǸǸʌ ʌțǸ ȺɐǪǍȺ ǪɐɃɃʔɅȡʌʳẏɾ ǪɐɅʬǸɅȡǸnce and frequently 

required commercial needs.  

EXAMPLES OF CONVENIENCE RETAIL STORE TYPES  

¶ Supermarket  

¶ Superette / Dairy / Mini -mart  

¶ Fish shop  

¶ Butcher  

¶ Bakery  

¶ Post Shop / Stationery  

¶ Fruit & Vege Shop  

¶ Delicatessen  

¶ Cake Shop  

¶ Ice Cream Parlour  

¶ Liquor / Wine Shop  

¶ Takeaways (Fish & Chips, Pizza, Chinese, Thai, Turkish, Indian, etc.)  

¶ Cafés & Restaurants  

¶ Newsagent  

¶ Pub / Bar / Tavern  

¶ Florist  

¶ Gift Shops  

¶ Pharmacy  

EXAMPLES OF CONVENIENCE COMMERCIAL / PROFESSIONAL SERVICE ACTIVITIES  

¶ Optometrist  

¶ Locksmith  

¶ Hairdresser  

¶ Drycleaners  

¶ Doctors  

¶ Accountants  
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¶ Physiotherapists  

¶ Medical practitioners  

¶ Dentists  

¶ Travel agency  

¶ Childcare facilities  

¶ Banks  

¶ Financial Advisors  

¶ Gym  

¶ Lawyers  

6.8. SUMMARY  

Property Economics has assessed the retail land requirement for the proposed main Sunfield 

Commercial  >ǸɅʌɶǸẏɾ ǪɐɶǸ ǪǍʌǪțɃǸɅʌṞ ǸɅǪɐɃɳǍɾɾȡɅȓ ʌțǸ ȒʔȺȺ ǱǸȺȡʬǸɶʳ ǍɅǱ ɐǪǪʔɳǍɅǪʳ ɐȒ ᶲṞᶮᶮᶮ 

new homes within the development.   

Considering the projected growth in retail spending and sustainable GFA over the upcoming 

two decades, the sustainable additional retail land provision within the core catchment is 

estimated to be approximately 15.7ha.  

This 15.7ha is well above the proposed retail provision proposed  within the Sunfield 

development.  With Sunfield being the primary and central location for future growth in the 

area, the development of a main commercial centre servicing the growth in the market  in 

Sunfield  represent s an efficient outcome.  As such , in Property Economics ẏ ʬȡǸʭ, the proposed 

Sunfield Commercial Centre is sustainable and appropriate to accommodate a portion of the 

expected market growth over the next 25 years.  

Note that these land areas are net and assume all the land is developable and efficiently 

developed.  The assessed land areas  also exclude  any  land allocation for  other non -commercial 

ǍǪʌȡʬȡʌȡǸɾ ṩ ȺǍɅǱ ʔɾǸɾ ʌțǍʌ Ƀȡȓțʌ ȒɐɶɃ ɳǍɶʌ ɐȒ Ǎ ȺɐǪǍȺ ǪǸɅʌɶǸ ɾʔǪț Ǎɾ ǪɐɃɃʔɅȡʌʳ țǍȺȺṞ ǪțȡȺǱɶǸɅẏɾ 

play area, civic square / urban parks, passive or active recreational spaces, library, early 

education  facilities, etc.   ¬ǍɅǱ Ȓɐɶ ʌțǸɾǸ ẎɅɐɅ-ǪɐɃɃǸɶǪȡǍȺẏ ǍǪʌȡʬȡʌȡǸɾ ʭɐʔȺǱ ǩǸ ǍǱǱȡʌȡɐɅǍȺ ʌɐ ʌțǸ 

retail land areas identified.  

Regarding the potential for supermarket development , rapid growth within the wider 

Takaanini  and Papakura market indicates that although the current level of supermarket 

provision in the area is sufficient, the area will require additional supermarket space as the 

market grows.   
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 EMPLOYMENT LAND DEMAND  

7.1. KEY RESEARCH OBJECTIVES 

This chapter analyses the  Industrial / employment market for the Sunfield development . 

7.2. EMPLOYMENT CATCHMENTS  

SOUTHERN CATCHMENT  

To assess the suitability for employment land  (predominantly industrial and commercial ) and 

associated activities within the proposed development , Property Economics has undertaken 

projections of the employment growth in the Southern Auckland area.  This utilises a top -down 

approach by first projecting employment across the wider South and East Auckland markets  

(the markets any commercial and industrial activity in Sunfield would primarily service ) and  

using  this to inform growth for a more localised area.    

In 2016 / 2017, Property Economics was engaged to undertake a similar employment land 

projection exercise for the Drury and West Franklin markets 18.  These projections were used to 

inform  the business land allocation in both the Drury -ÃɳǢțǸȶǸ and Pukekohe -Paerata 

Structure Plans .   

As the proposed development  is located within the boundaries of the defined Drury 

catchment, it is considered  that an update to these projections would be most relevant to 

assessing the appropriateness of business land.  Although the Drury catchment is not centred 

on Ardmore, the potential impacts on the Drury and Pukekohe business land areas (for which 

the Drury  and West Franklin catchments cover accordingly) are the primary consideration 

regarding any additional zoned land.  

It is also specifically noted that these areas are different t o the retail and residential catchments 

assessed earlier in the report, acknowledging the differences in the extent of economic 

markets and catchments between retail and commercial / industrial markets.   

Retail catchments are generally more localised whereas the industrial activity typically services 

a significantly broader market - regional, national, and sometimes international markets.  

Consequently, the population estimates and projections within this employment land section 

are distinct from the graphs and tables produced earlier in the report for the residential 

catchments.  

ÿțǸ ẎñɐʔʌțǸɶɅ >ǍʌǪțɃǸɅʌẏ ȡȺȺʔɾʌɶǍʌǸǱ ɐɅ the figure below  is the higher -level economic study 

area utilised in this analysis and the catchment areas on which the subsequent employment 

analysis in this assessment is based.   ÿțȡɾ ẎñɐʔʌțǸɶɅ >ǍʌǪțɃǸɅʌẏ ǸɅǪǍɳɾʔȺǍʌǸɾ ṵǍɅǱ ȡɾ ǩǍɾǸǱ ɐɅṶ 

the former Manukau City, Papakura District and Franklin District Territorial Authorities  (2006) .   

  

 

18 51658.9 Drury West Franklin Business Land Assessment  
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FIGURE 14: CORE ECONOMIC MARKETS OF THE SOUTHERN CATCHMENT  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Google Maps, Stats NZ  

The Franklin District area extends further south into what is now the Waikato Region and 

reflects the market practicality of  the Franklin area, in effect , servicing the employment and 

industrial demand of this area.  

The following table displays the population estimates and growth projections within the 

Southern Catchment markets.  These projections are derived from the latest available Stats NZ 

Medium and High growth scenarios.  Property Economics has generated interpolated forecasts 

to 2053 based on these projections.  

The 2022 estimate of population for t he three areas that comprise the study area of the 

Southern Catchment is around 605,000  residents.  This population base is anticipated to grow 

to around 820,000  and 970, 500 residents by 2053, under the Medium and High growth 

scenario s, respectively.  This equates to a +33% and +52% growth rate over the next 30 years, 

under the respective growth scenarios.  

Specifically, Manukau City has the largest population base, by a considerable  margin 

(population estimate of 4 40,260  in 2022 or just under three quarters of the Southern 

Catchment total), but also faces the largest challenge in providing sufficient industrial land 

supply to accommodate industrial demand over the next 30 years.  This becomes further 

ɳɶɐɅɐʔɅǪǸǱ ǩʳ ¶ǍɅʔȶǍʔ ʌɶǍǱȡʌȡɐɅǍȺȺʳ ǩǸȡɅȓ ʌțǸ ȡɅǱʔɾʌɶȡǍȺ ẎɾɳȡȺȺ ɐʬǸɶẏ ȺɐǪǍʌȡɐɅ Ȓɐɶ !ʔckland 
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central isthmus industrial demand constraints, which given the significant population growth 

ɳɶɐȲǸǪʌǸǱ Ȓɐɶ ǪǸɅʌɶǍȺ !ʔǪȶȺǍɅǱ ʭȡȺȺ ɳȺǍǪǸ ȡɅǪɶǸǍɾǸǱ ɳɶǸɾɾʔɶǸ ɐɅ ʌțǸ ñɐʔʌțǸɶɅ >ǍʌǪțɃǸɅʌẏɾ 

industrial land supply.  

TABLE 4 : INDUSTRIAL AND COMMERCIAL STUDY AREA POPULATION FORECASTS  

 

 

 

 

 

 

 

 

Source: Stats NZ , Property Economics  

Eɶʔɶʳ ǍɅǱ æʔȶǸȶɐțǸ ǪǍʌǪțɃǸɅʌɾ ʭȡȺȺ ǩǸǪɐɃǸ ʌțǸ ɅǸʭ ẎɾɳȡȺȺ ɐʬǸɶẏ ȺɐǪǍʌȡɐɅ Ȓɐɶ !ʔǪȶȺǍɅǱ ǍɅǱ 

Manukau industrial land supply.  This has already been significant in the large industrial land 

provisions being developed within the Drury South area and wider Pukeko he areas.  

As such, industrial demand in the Drury and West Franklin catchments are not based on 

population growth within these markets specifically, but demand generally for the wider 

ɃǍɶȶǸʌ ǍȺɾɐṞ ʭȡʌț ¶ǍɅʔȶǍʔẏɾ ɃǍɶȶǸʌ ȓɶɐʭʌț ǩǸȡɅȓ Ǎ ȺȡȶǸȺʳ ɾȡȓɅȡȒȡǪǍɅʌ ǪɐɅʌɶȡǩʔʌɐɶ ʌɐ ȡɅǱʔɾʌɶȡǍȺ 

and employment land demand in the Drury / West Franklin areas.  

LOCALISED CATCHMENT S 

In order to obtain a clearer picture of the commercial and industrial business activity, market 

potential and subsequent land requirements pertinent to  the proposed development , more 

localised catchments are assessed.   

The two more localised catchments are identified on the map below and termed Drury and 

West Franklin.  These catchments are not intended to represent the entire market for these 

areas but the core markets driving their localised commercial and industrial l and demand.  

Moreover, these catchments enable a more direct comparison of the business land supply and 

demand in light of the Drury and Pukekohe growth areas.  

 

  

# %

Medium 75,690 85,940 95,050 103,940 112,830 121,830 130,760 +55,070 +73%

High 78,490 91,880 104,340 116,810 129,560 142,750 155,650 +77,160 +98%

Medium 86,480 94,950 103,620 112,650 121,540 130,290 139,130 +52,650 +61%

High 89,220 100,700 112,690 125,080 137,600 150,140 162,660 +73,440 +82%

Medium 456,160 476,090 493,770 509,560 523,910 536,230 549,900 +93,740 +21%

High 468,890 501,610 532,940 563,480 593,330 622,550 652,080 +183,190 +39%

Medium 618,330 656,980 692,440 726,150 758,280 788,350 819,790 +201,460 +33%

High 636,600 694,190 749,970 805,370 860,490 915,440 970,460 +333,860 +52%

2023 - 2053 Growth2022 

Estimate

Stats NZ 

Projection
2023 2028 2033 2038 2043 2048 2053

Manukau 

District

Papakura 

District

Franklin 

District

78,120

86,350

440,260

Southern 

Catchment 

Total

604,730
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FIGURE 15: DRURY AND WEST FRANKLIN BUSINESS DEMAND CATCHMENTS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics  

The two figures  following  show the projected population growth profile for these two localised 

business catchments.   

Over the forecast period , both the Drury and West Franklin catchments are expected to 

experience a significant acceleration in population and household growth compared to their 

past growth profiles.  This is due to the urbanisation of the previously identified FUZ land within 

the  AUP(OIP) .    
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FIGURE 16: DRURY CATCHMENT POPULATION FORECASTS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Stats NZ , Property Economics  

The size of these two catchments combined as measured by population is just larger than 

Tauranga with a June 202 2 estimated population of over 164,000  people.  Under the High 

growth scenario, p opulation growth projections in both catchments are robust with a 

projected proportional increase of 96% for Drury and 8 2% in West Franklin over the 30 -year 

period (20 23 - 2053).   

This significant population growth rate is a key driver behind the resulting employment base.  

Two factors result from this level of resident population growth, the increase in labour force and 

an increase in employment retention through the development of  a critical mass and ability / 

requirement for the local area to cater for local services and employment.  

The combined area (the size of Tauranga) will require significant business land opportunities to 

ensure efficient urbanisation of the area occurs, i.e., opportunities to provide / supply a diverse 

range of employment areas to  internalise employment opportunities and grow the local 

economy, relative to the alternate of employment leakage, lost opportunities and constrained 

local economic growth (which flow over into lower population growth rates).   
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FIGURE 17: WEST FRANKLIN  CATCHMENT POPULATION FORECASTS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Stats NZ , Property Economics  

7.3. BUSINESS LAND CAPACITY 

The figure below illustrates the locations and latest (2023) estimates regarding the plan -

enabled vacant and potential business land capacity in the catchments, based on the H ousing 

and Business Development Capacity Assessment for the Auckland Region 2023 (HBA ).  

According to t he HBA , the combined plan -enabled 19 business land capacity in the West 

Franklin and Drury catchments exceeds 700 ha , encompassing both vacant and vacant 

potential business -zoned land.  

More specifically, the Drury catchment is estimated to have a plan -enabled  business capacity of 

approximately 273 ha , with about 85% or 231ha situated in industrial zones and only 42 ha 

designated for commercial use.  

 

19 i.e., capacity enabled in all land zoned or set aside for specified uses (such as business) without 

accounting for any constraints, as provided in the relevant plans or strategies . 
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In the case of West Franklin, the overall estimated plan -enabled business land capacity is 

around 432 ha .  Within this, industrial zones constitute 86% of the capacity, while the remaining 

14%, equivalent to 62 ha , is allocated to commercial zone d land.  

Section 5 of this report went into detail as to the planned Drury -ÃɳǢțǸȶǸ ǍɅǱ æʔȶǸȶɐțǸ 

Structure Plan land uses.  It showed that in addition to the live zoned industrial land, the Drury - 

ÃɳǢțǸȶǸ ñʌɶʔǪʌʔɶǸ æȺǍɅ ǍȺȺɐǪǍʌǸɾ ǍɅ ǍǱǱȡʌȡɐɅǍȺ ᶯᶳᶮțǍ ɐȒ ȡɅǱʔɾʌɶȡǍȺ ṩ business land use while the 

Pukekohe -Paerata Structure Plan allocates 95ha.    

The development of this land is subject to significant infrastructure investment with timing , 

allocation and costings yet to be confirmed.  Both of these figures are based on Auckland 

>ɐʔɅǪȡȺẏɾ ǍɾɾǸɾɾɃǸɅʌ ɐȒ ɅǸʌ ȺǍɅǱ ǍɶǸǍ ǍɾɾʔɃɳʌȡɐɅɾ ɐȒ ᶲᶳụ20 and 42% 21 respectfully.  

FIGURE 18: PLAN -ENABLED BUSINESS LAND VACANT AND VACANT POTENTIAL CAPACITY (2023)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Auckland Council, LINZ, Property Economics  

 

  

 

20 Drury ẙ ÃɳǢțǸȶǸ ñʌɶʔǪʌʔɶǸ æȺǍɅ ɳȓṾ ᷊᷊ 
21 Pukekohe ẙ Paerata Structure Plan pg. 7  
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7.4. EMPLOYMENT GROWTH  

HISTORIC GROWTH  

The table  following shows the employment counts for the Drury Catchment from 2000 to 20 22.  

Growth in employment over the past 2 2 years has been steady with overall employment rising 

by a net 9,200  employees from around 13,700 in 2000 to 2 2,900  in 20 22.  This represents growth 

of around 67% over the last 22 years.  

TABLE 5: EMPLOYMENT COUNTS FOR DRURY CATCHMENT 2000 - 20 22 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Stats NZ  

There were two periods of growth for the Drury catchment, the first of which occurred between 

2000 and 2005 when employment grew by almost 3,900 employees with the Manufacturing, 

Construction and Transport, Postal and Warehousing sectors leading the charge .  However, 

these were also the sectors that were hit the hardest by the 2008 Global Financial Crisis with all 

three sectors seeing negative growth between 2005 Ṿ 2010.  

Following this, the 2013 Ṿ 2018 period was the second period of high growth with total 

employment growing from 16,860 employees in 2013 to 21,580 employees in 2018.  Notably, it 

was the same three industries that experienced the highest growth.  In particu lar, the 

Construction industry has doubled in size over the last 22 years.   

# %

A - Agriculture, Forestry and Fishing 913 866 843 828 870 777 -136 -15%

B - Mining 45 61 101 110 172 131 86 191%

C - Manufacturing 3,313 4,074 3,544 3,862 4,410 4,383 1,070 32%

D - Electricity, Gas, Water and Waste Services 39 77 57 34 84 89 50 128%

E - Construction 1,359 2,135 1,731 2,275 2,646 2,872 1,513 111%

F - Wholesale Trade 665 974 889 1,099 1,144 1,331 666 100%

G - Retail Trade 1,757 1,950 1,982 2,130 2,526 2,588 831 47%

H - Accommodation and Food Services 683 910 827 835 1,366 1,556 873 128%

I - Transport, Postal and Warehousing 686 1,186 720 962 1,157 1,165 479 70%

J - Information Media and Telecommunications 60 45 24 24 60 36 -24 -40%

K - Financial and Insurance Services 162 272 175 209 117 114 -48 -30%

L - Rental, Hiring and Real Estate Services 207 246 271 257 376 346 139 67%

M - Professional, Scientific and Technical Services 501 565 837 938 951 979 478 95%

N - Administrative and Support Services 199 391 406 340 929 963 764 384%

O - Public Administration and Safety 442 512 793 735 737 926 484 110%

P - Education and Training 1,265 1,475 1,693 1,795 2,056 2,086 821 65%

Q - Health Care and Social Assistance 721 960 1,089 1,042 1,092 1,432 711 99%

R - Arts and Recreation Services 212 242 216 220 191 178 -34 -16%

S - Other Services 457 614 591 620 873 909 452 99%

13,700 17,600 16,800 18,300 21,800 22,900 +9,200 +67%

2022
2000-22 Growth

Total All Industries (Rounded)

ANZSIC 2000 2005 2010 2015 2020
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The growth in the Manufacturing sector is likely attributed to the activity being pushed out of 

!ʔǪȶȺǍɅǱẏɾ ɃɐɶǸ ǪǸɅʌɶǍȺ ʔɶǩǍɅȡɾǸǱ ȡɅǱʔɾʌɶȡǍȺ ǍɶǸǍɾ ǩʳ ɃɐɶǸ ɳɶɐǱʔǪʌȡʬǸ ǍǪʌȡʬȡʌȡǸɾ ṵɐɅ Ǎ ɳǸɶ-sqm 

basis).  Consequently, t he Drury catchment has benefited from industrial sector relocating from 

Auckland and is increasingly seen as a viable Manufacturing sector location .  

The table following shows the employment counts for the West Franklin Catchment from 2000 

Ṿ 2022.  The obvious difference between these two catchments is the size of the Agriculture, 

Forest and Fishing sector compared to Drury.  While this is not unexpected, interestingly there 

has been no material net employment growth in this sector for 2 2 ʳǸǍɶɾṞ ǍȺǩǸȡʌ ɾɐɃǸ ẎɾȡȓɅɾ ɐȒ 

ȺȡȒǸẏ ȡɅ ʌțǸ ɾǸǪʌɐɶ ǍɶǸ ǸɃǸɶȓȡɅȓ ȡɅ ʌțǸ ɶǸǪǸɅʌ ʳǸǍɶɾṣ  

TABLE 6: EMPLOYMENT COUNTS FOR WEST FRANKLIN CATCHMENT 2000 - 202 2 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Stats NZ  

Like Drury, the largest nominal employee growth was in the Construction Sector growing from 

only 9 20 employees in 2000 to around 2,600  in 2022 (+181% net), with over half of this net 

growth occurring over the last 5 years.  

Other key points of comparison are a comparatively larger increase over the Drury catchment 

in both Accommodation and Food Services (H) and Health Care and Social Assistance (Q) 

industries.  This is likely to be in part due to growing populations in Takaanini  in particular, that 

are establishing these population driven activities.  As the population bases of these respective 

# %

A - Agriculture, Forestry and Fishing 3,011 2,547 2,130 2,266 2,607 2,402 -609 -20%

B - Mining 96 84 83 93 73 63 -33 -34%

C - Manufacturing 2,932 3,030 2,650 2,680 3,334 2,987 55 2%

D - Electricity, Gas, Water and Waste Services 91 176 187 257 309 355 264 290%

E - Construction 921 1,171 1,249 1,643 2,453 2,592 1,671 181%

F - Wholesale Trade 770 957 774 888 1,023 990 220 29%

G - Retail Trade 1,461 1,897 1,994 2,012 2,422 2,426 965 66%

H - Accommodation and Food Services 692 800 1,009 1,271 1,607 1,423 731 106%

I - Transport, Postal and Warehousing 485 434 339 428 524 658 173 36%

J - Information Media and Telecommunications 104 185 129 87 72 81 -23 -22%

K - Financial and Insurance Services 153 217 205 254 207 205 52 34%

L - Rental, Hiring and Real Estate Services 150 168 195 273 281 282 132 88%

M - Professional, Scientific and Technical Services 458 556 639 719 855 1,055 597 130%

N - Administrative and Support Services 700 843 1,110 1,151 1,189 965 265 38%

O - Public Administration and Safety 288 288 372 271 265 304 16 6%

P - Education and Training 1,143 1,222 1,660 1,787 2,147 2,189 1,046 92%

Q - Health Care and Social Assistance 720 885 1,362 1,854 1,770 1,657 937 130%

R - Arts and Recreation Services 212 275 477 440 433 344 132 62%

S - Other Services 486 553 549 578 601 605 119 24%

14,900 16,300 17,100 19,000 22,200 21,600 +6,700 +45%

2022
2000-22 Growth

Total All Industries (Rounded)

ANZSIC 2000 2005 2010 2015 2020
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areas build critical mass these population  driven sectors will continue to grow and be required 

to service their communities . 

Both Drury and West Franklin have similar employment bases of circa 2 1,000 Ṿ 23,000 

employees, albeit some subtle difference in the composition.  Drury has strength in 

Manufacturing and Transport, Postal and Warehousing, while West Franklin strengths are 

Agriculture, Forestry and Fishing, Administration and Support Services and Arts and 

Recreation.  

7.5. EMPLOYMENT PROJECTIONS  

METHODOLOGY  

This sub -section provides a forecast for the future employment trends within the identified 

catchments .  The projected employment growth is primarily driven by both population growth 

estimates (under the Stats NZ High growth scenario) ǍɅǱ Ǎ Ẏʌɐɳ ǱɐʭɅẏ ǍɾɾǸɾɾɃǸɅʌ ɐȒ ʌțǸ 

expected national and Auckland production growth within each sector.  Additional factors 

include local economic development strategies and significant and realisable infrastructure 

changes.   

The sector projected employment for the following areas is based on a variety of factors 

including:  

¶ National and Regional GDP and employment projections  

¶ Population and Household projections Ṿ these are key to both to labour force 

projections and population -based employment. 22   

¶ Labour Force projections (skilled / unskilled)  

¶ Regional ability to accommodate growth.   

¶ Auckland sub -regions relative business land supply and prices  

¶ Trended growth  

¶ Economic development directions  

¶ Locational criteria by sector  

¶ National / Regional and local supply of inputted goods and location of market  

 

22 NB: The ratios to residents and employment that have been applied relate to both population and 

household growth.  Over the past 19 years the provided data indicates growth of 13% for the employment 

to population ratio and an 18% ratio for households.   

The modelling allows for the decreasing household size and applies an 11% growth in the household to 

employment ratio over the next 20 years (to 2038).  This is well below the ratios achieved throughout 

Auckland currently.  It is important to note that the  projection modelling also includes projected economic 

growth for the area.   
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¶ Business sector analysis  

¶ Increasing working age  

SOUTHERN CATCHMENT  

The table following outlines the projected employment growth, to 20 53, by sector for the 

Southern Catchment (combined Manukau, Papakura and Franklin areas defined earlier ).   

Our projections result in expected net growth of some 8 2,900 employees across all ANZSIC 

sectors from 20 23 to 20 53.  The composition of this growth is relatively evenly spread with 

Regional growth following trended paths as well as the proportional growth experienced in 

southern Auckland over the past 15 to 20 years.  This growth is expected to continue further 

south with increasing levels of competition from Hamilton and Tauranga.   

TABLE 7: SOUTHERN CATCHMENT EMPLOYMENT PROJECTIONS (2023 Ṿ 2053)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Stats NZ  

Typically, in the case of employment modelling, considering the overall employment projection 

and the relative competitiveness of both Drury and West Franklin, two growth scenarios would 

be explored.  

The first scenario is based on the current level of industrial and commercial (office) activity 

experienced in both catchments historically and using historical trends, as a proportion of the 

A - Agriculture, Forestry and Fishing 3,743 3,518 2,845 2,537 3,093

B - Mining 334 329 313 321 391

C - Manufacturing 36,659 35,294 31,197 30,138 36,746

D - Electricity, Gas, Water and Waste Services 1,744 1,777 1,875 2,055 2,506

E - Construction 19,944 19,912 19,818 20,915 25,501

F - Wholesale Trade 19,917 20,654 22,866 25,770 31,421

G - Retail Trade 21,461 21,384 21,153 22,232 27,107

H - Accommodation and Food Services 12,420 12,838 14,091 15,804 19,269

I - Transport, Postal and Warehousing 21,375 21,505 21,896 23,458 28,602

J - Information Media and Telecommunications 1,000 1,019 1,075 1,178 1,437

K - Financial and Insurance Services 1,984 1,951 1,854 1,894 2,309

L - Rental, Hiring and Real Estate Services 2,955 2,972 3,024 3,239 3,949

M - Professional, Scientific and Technical Services 10,549 10,842 11,722 13,031 15,888

N - Administrative and Support Services 13,389 13,889 15,391 17,354 21,159

O - Public Administration and Safety 10,301 10,782 12,223 13,958 17,019

P - Education and Training 18,915 19,313 20,508 22,556 27,502

Q - Health Care and Social Assistance 22,176 23,087 25,820 29,266 35,683

R - Arts and Recreation Services 2,187 2,193 2,211 2,353 2,869

S - Other Services 7,055 7,301 8,040 9,034 11,015

228,100 230,600 237,900 257,100 313,500

2053

Total All Industries (Rounded)

2033ANZSIC 2022 2023 2026
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total southern area, is assessed.  However, both the Drury and West Franklin catchments are 

expected to see substantial levels of residential growth over the next 30 years.  Consequently, 

this scenario is considered a less robust methodology for assessing future land requirements 

and will not be use d in this report.  

Conversely, the second employment growth methodology places emphasis on how these 

trends are influenced by the projected population growth and changing demographics.  This 

translates to a significant increase in both labour force and employment growth with in each of 

these catchments.  In essence, this approach utilises employment proportions and economic 

composition based on the size of future market and not simply adopting current proportions 

on a future (significantly larger) population base.  

DRURY AND WEST FRANKLIN LOCALISED CATCHMENTS  

Tables following outline these growth projections, with both West Franklin and Drury showing 

employment growth of over 3 5,000 employees in total business activity  over the next 30 years .  

The rapid increase in population drives the localised demand for household and commercial 

services within the area and results in a significant increase in commercial employment within 

the forecast period.  

TABLE 8: DRURY CATCHMENT EMPLOYMENT PROJECTIONS (20 23 Ṿ 20 53) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics , Stats NZ  

A - Agriculture, Forestry and Fishing 777 736 613 649 1,140

B - Mining 131 156 231 345 605

C - Manufacturing 4,383 4,366 4,315 5,241 9,204

D - Electricity, Gas, Water and Waste Services 89 99 130 184 322

E - Construction 2,872 2,906 3,009 3,768 6,617

F - Wholesale Trade 1,331 1,437 1,755 2,408 4,228

G - Retail Trade 2,588 2,626 2,739 3,446 6,051

H - Accommodation and Food Services 1,556 1,733 2,264 3,204 5,627

I - Transport, Postal and Warehousing 1,165 1,214 1,362 1,788 3,140

J - Information Media and Telecommunications 36 33 23 20 34

K - Financial and Insurance Services 114 105 77 73 127

L - Rental, Hiring and Real Estate Services 346 360 400 523 918

M - Professional, Scientific and Technical Services 979 1,051 1,268 1,729 3,036

N - Administrative and Support Services 963 1,376 2,615 4,212 7,397

O - Public Administration and Safety 926 1,010 1,264 1,754 3,079

P - Education and Training 2,086 2,162 2,389 3,109 5,460

Q - Health Care and Social Assistance 1,432 1,543 1,877 2,571 4,514

R - Arts and Recreation Services 178 167 133 135 237

S - Other Services 909 980 1,193 1,634 2,870

22,900 24,100 27,700 36,800 64,600

2026 2053

Total All Industries (Rounded)

2033ANZSIC 2022 2023
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In particular, there is the potential for both Drury and West Franklin to achieve a critical mass 

that supports greater levels of medium to large commercial and industrial businesses.  The 

timeframes for growth within the West Franklin are somewhat differentiated from Drury as 

West Franklin is forecast to experience slower growth in the short to medium term but more 

rapid growth beyond the 10 -year threshold.   

Specifically, t here  is projected to be a rise in skilled commercial activities such as Professional, 

Scientific and Technical Services (M) which is anticipated to rise from around 2, 220  across both 

catchments in 202 3 to 6,530 in 2053 , threefold  the size.  This type of commercial office activity 

has premises on both light Industrial and Business employment land.  This sector represents a 

market opportunity for Sunfield  to provide quality commercial premises.   

These types of activities have a stronger focus on environment with quality building stock, high 

level of employee amenity in the business location and high level of accessibility and associated 

ɾǸɶʬȡǪǸɾ ʭȡʌț ẎȺȡȶǸẏ ǩʔɾȡɅǸɾɾǸɾṣ  ÿțȡɾ ȡɾ Ǎ ɅȡǪțǸ ǩʔɾȡɅǸɾɾ ǸɅvironment specifically built rather than 

an area that just evolves given its specific attributes.  

TABLE 9: WEST FRANKLIN CATCHMENT EMPLOYMENT PROJECTIONS (20 23 Ṿ 20 53) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics , Stats NZ  

Industrial growth in both areas is likely to outstrip both population and total employment 

growth rates.  With both catchments experiencing the majority of their growth in the latter half 

of the assessed period, Drury and West Franklin are expected to acco mmodate approximately 

+13,600 and +8,700 more industrial employees  over the next 30 years , respectively . 

A - Agriculture, Forestry and Fishing 2,402 2,271 1,878 1,930 3,235

B - Mining 63 58 44 42 70

C - Manufacturing 2,987 2,917 2,706 3,065 5,138

D - Electricity, Gas, Water and Waste Services 355 490 897 1,395 2,338

E - Construction 2,592 2,689 2,978 3,788 6,351

F - Wholesale Trade 990 1,004 1,046 1,282 2,149

G - Retail Trade 2,426 2,516 2,788 3,546 5,944

H - Accommodation and Food Services 1,423 1,597 2,119 2,947 4,941

I - Transport, Postal and Warehousing 658 674 721 899 1,507

J - Information Media and Telecommunications 81 76 62 64 107

K - Financial and Insurance Services 205 209 223 277 464

L - Rental, Hiring and Real Estate Services 282 310 392 534 895

M - Professional, Scientific and Technical Services 1,055 1,170 1,514 2,082 3,490

N - Administrative and Support Services 965 991 1,070 1,340 2,246

O - Public Administration and Safety 304 298 282 323 542

P - Education and Training 2,189 2,338 2,783 3,679 6,168

Q - Health Care and Social Assistance 1,657 1,820 2,310 3,148 5,278

R - Arts and Recreation Services 344 365 428 562 942

S - Other Services 605 610 625 759 1,272

21,600 22,400 24,900 31,700 53,100

2053

Total All Industries (Rounded)

ANZSIC 2022 2023 2026 2033
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The basis for industrial growth in these two catchments is similar with access to a significant 

labour market, proximity to affordable housing accessibility to the lower North Island and 

potential to accommodate Auckland / Manukau industrial sector overflo w driven by high land 

prices (comparatively) and lack of new industrial land supply relative to demand.  

There are a number of potential risks to the growth projections outlined here.  Firstly, the 

ɶǸȺȡǍɅǪǸ ɐȒ Ǎ ɾʔȡʌǍǩȺǸ ȺǍǩɐʔɶ ɃǍɶȶǸʌṣ  !ɾ !ʔǪȶȺǍɅǱ țɐʔɾǸ ɳɶȡǪǸɾ ẎʌɶǍǪȶ ʔɳẏ ʌțǸ ɅɐɃȡɅǍȺ ʬǍȺʔǸɾ 

remain difficult to attain for the majority of new households.  This along with the relativity of 

house prices in competing regions may impact upon the segment of the population necessary 

to drive the industrial business growth.   

Similarly, the affordability of industrial land is both a function of land supply and the relative 

ɳɶȡǪǸɾ ǍɅǱ ɾʔɳɳȺʳ ʭȡʌțȡɅ ǪɐɃɳǸʌȡɅȓ ɃǍɶȶǸʌɾ ṵɳɶȡɃǍɶȡȺʳ ʭȡʌțȡɅ ʌțǸ ẎȓɐȺǱǸɅ ʌɶȡǍɅȓȺǸẏ ɐȒ !ʔǪȶȺǍɅǱṞ 

Hamilton and Tauranga).   

For these growth projections to be realised it is fundamental that, at least, these two factors are 

adequately addressed to maintain the competitive nature of Drury and West Franklin in 

relation to industrial business activity.   

7.6. INDUSTRIAL AND COMMERCIAL OFFICE GROWTH  

The following table translates the employment growth, by ANZSIC category, to land 

requirement by both industrial and commercial (office) sectors.  The ratios utilised are based on 

Level -2 ANZSIC categories assessed against both the floorspace and land requirement for each 

sector.  Additionally, the above requirements are dynamic with both floorspace and land 

requirements changing, by sector, over time.   

There are several practical reasons for this change with examples in the warehousing sector 

showing changes both in capital use ( i.e., greater requirement for space without additional 

employees), as well as changing floorspace to land ratios, with greater utilisation of vertical 

space.    

Estimates of the quantity of future business land demand based on the employment 

projections on a sector -by -sector  basis have been compiled based on projected employment 

and sustainable land efficiencies.  As a result, the projections presented, represent the industrial 

land demand of efficiently utilised land, or in other words efficiently developed business land.  

The calculation of these requirements include:  

¶ The ratio of net land to employee ratio by industrial sector (these estimates are based 

on specific sectors and have been compiled based on empirical data such as regional 

rating databases).   

¶ A locational assessment of efficient land utilisation ( i.e., whether the local price is such 

that industrial land will be efficiently used).  

¶ Price  

¶ Historical trends by sector towards increased land or labour efficiencies  
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¶ Changes in technology (capital)  

These projections do not factor in changes in industrial land prices resulting from changes in 

price in surrounding areas.  These factors can influence where businesses decide to locate, 

however given the unpredictability of land values, for the purpose of  this report it has been 

assumed that relative prices between the southern Auckland markets and surrounding areas 

remain constant over the forecast period.   Sunfield offsets this risk by having 4,000 residential 

dwelling s located in close proximity to the employment opportunity.  

ÿțǸ ɶǸɾʔȺʌȡɅȓ ẎǍʌ ȓɶǍǱǸẏ ǪɐɃɃǸɶǪȡǍȺ ȺǍɅǱ ǱǸɃǍɅǱ ȡɾ ǸɾʌȡɃǍʌǸǱ Ǎʌ ǍɳɳɶɐʲȡɃǍʌǸȺʳ 72ha and 45ha 

in the Drury and West Franklin catchments respect ively  by 20 53.  Similarly, the industrial land 

demand for these catchments is 439 ha and 281ha , respec tively .   

Additionally, under the NPS-UD context, Councils are required to provide 15% additional 

capacity over the long term .  This raises the total business (i.e., commercial plus industrial) land 

requirements to 587ha and 375ha  in the Drury and West Franklin catchments respectively, 

combining both commercial (office) and industrial land uses.  

TABLE 10: CATCHMENT EMPLOYMENT AND LAND REQUIREMENTS (2023 Ṿ 2053)  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics, Stats NZ  

To assess the appropriate extent of employment land to allocate within the Sunfield  

development , the employment land requirements (as shown above) need to be offset against 

the current vacant supply of zoned business land.  As detailed  previously , the latest HBA 2023 

Employment Land Projections Drury
West 

Frankin
Total

Commercial Employment Growth 1,900 1,000 2,900

Commercial Land Requirement (ha) 12 6 18

Commercial Land Requirement + NPS-UD Buffer (ha) 14 7 22

Industrial Employment Growth 500 300 800

Industrial Land Requirement (ha) 16 10 26

Industrial Land Requirement + NPS-UD Buffer (ha) 19 12 31

Commercial Employment Growth 4,800 2,700 7,500

Commercial Land Requirement (ha) 29 16 45

Commercial Land Requirement + NPS-UD Buffer (ha) 35 20 54

Industrial Employment Growth 3,400 2,100 5,500

Industrial Land Requirement (ha) 110 68 177

Industrial Land Requirment + NPS-UD Buffer (ha) 132 81 213

Commercial Employment Growth 11,800 7,500 19,300

Commercial Land Requirement 72 45 117

Commercial Land Requirement + NPS-UD Buffer (ha) 82 52 135

Industrial Employment Growth 13,600 8,700 22,300

Industrial Land Requirement (ha) 439 281 719

Industrial Land Requirement + NPS-UD Buffer (ha) 505 323 827
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identifies 370 ha of vacant & vacant potential industrial land in the West Franklin catchment 

and 231ha in the Drury  catchment .   

These figures are  significantly lower than the required Industrial Land Capacity between 202 3 - 

2053 of 505ha  in the West Franklin catchment and 323ha in the Drury catchment , including 

the 15% long term NPS buffer .  This suggests  that additional 227ha of industrial land would be 

required within the Drury & West Fra nklin catchments  over the next 30 years.  

There is a potential material shortfall if the land identified in the Drury Ṿ ÃɳǢțǸȶǸ and 

Pukekohe Ṿ Paerata Structure Plans is not rezoned as proposed.  They are Structure Plans at 

present and have to traverse  a statutory process prior to being rezoned.  This statutory process 

will test the merits of all proposed industrial areas in the Structure Plans so there remains 

potential for the industrial areas as proposed to be reduced , altered or delayed  because of 

infrastructure  investment and geotechnical considerations .  Such an outcome would 

contribute  to the economic merits of industrial land being provided in Sunfield.  

Conversely, the land for commercial activities is expected to be undersupplied by around 30 ha  

within the West Franklin and Drury catchments, based on the HBA 2023 .   

While the analysis in this report would suggest there is an opportunity in commercial office 

space, established commercial business place an expectation on sufficient local amenity and 

tend to locate in more central commercial hubs, of such scale any commercial employment 

activity in the Sunfield development is likely to be of a small scale .   

An employment gap in the wider market is in sectors with Professional Scientific and Technical 

services (co -working / flexible/ collaborative spaces) with future opportunities for industry 

activity such as food tech industries, aeronautical related businesses, sustainable business 

initiatives, innovation hubs and collaborative enterprises.  This would include AI, coding, 

gaming,  and robotics engineering businesses.  This commercial employment is likely to be 

ancillary to the predominantly industrial space.  

These activity types are currently missing (or a proportionally lower component of employment 

in the local  economy) that will likely require more of in the future to meet its future 

ǪɐɃɃʔɅȡʌʳẏɾ ɅǸǸǱɾṣ  These are often capital intensive / higher risk start -up businesses that 

target international capital and market to the global economy . 

Innovation start -ups and new businesses that do not need a customer -facing location may be 

attracted to more affordable commercial locations outside of the central hubs  on the basis 

appropriate amenity and support facilities are provided .   

Property Economics would recommend consideration, based on the population scenario  and 

the need to adequately provide for a growing industrial market in the Southern Auckland 

catchment , that up to 150ha of employment  land , with an emphasis on light industrial 

activities , would be sustainable for Sunfield once fully developed.  This would enable a range of 

activity types including  higher tech industries and some office activities  which  may locate to 

efficiently service the local community and provide local employment opportunities, without 

compromising the wider industrial / business land provision.  
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 MEDICAL FACILITY DEVELOPMENT POTENTIAL  

8.1. STUDY AREA  

The Sunfield masterplan includes the development of a 2.2ha Heath Centre Zone.  Given the 

ʭȡǱǸɶ ñʔɅȒȡǸȺǱ ǱǸʬǸȺɐɳɃǸɅʌẏɾ ǪȺɐɾǸ ɳɶɐʲȡɃȡʌʳ ʌɐ ʌțǸ ǸʲȡɾʌȡɅȓ ʔɶǩǍɅ ǸɅʬȡɶɐɅɃǸɅʌṞ Takaanini  for 

the purposes of the report, Property Economics ha s focused the study area on the Franklin and 

Manurewa - Papakura Wards  ǍɅǱ ǪɐɅɾȡǱǸɶǸǱ ʌțǍʌ ñʔɅȒȡǸȺǱ ʭȡȺȺ ȒɐɶɃ ɳǍɶʌ ɐȒ !ʔǪȶȺǍɅǱẏɾ ȓɶɐʭȡɅȓ 

urban market .  The extent of these wards is shown on the figure below.  

Although the Franklin Ward is extensive geospatially, this is due to the ward encompassing a 

predominately rural area.  A large portion of the projected growth in this Ward is likely to occur 

around the new Drury growth node, located south of the Manurewa Papakura Ward 

boundaries.    

However, any meaningful development at Drury is likely to be at least a decade away given the 

ɾȡȓɅȡȒȡǪǍɅʌ ȡɅȒɶǍɾʌɶʔǪʌʔɶǸ ȡɅʬǸɾʌɃǸɅʌ ɶǸɵʔȡɶǸǱ ʌɐ ʔɅȺɐǪȶ ʌțǸ ǍɶǸǍẏɾ ȓɶɐʭʌț ɳɐʌǸɅʌȡǍȺṣ  uʌ ȡɾ 

considered more a longer -term growth proposition.  

FIGURE 19: MEDICAL CENTRE STUDY AREA - FRANKLIN & MANUREWA -PAPAKURA WARDS  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Google Maps, Stats NZ, Property Economics  






































































