


 
 
 

Have your say on Auckland’s Future Development Strategy August 2023 Page 1 of 3 

Future Development Plan 2023 #8631 
 
Note:    this version of the feedback form has been created for the purpose of publishing 
submissions. As such, contact and demographic information has been removed and 
handwritten submissions have been transcribed. 

Your feedback   

Focusing growth 

Denser, more compact cities result in improvements to the environment, the economy, and 

people’s wellbeing.  

Auckland’s urban area is made up of neighbourhoods, town centres and business areas that are 

interconnected and that support where most Aucklanders live, work and spend their leisure time. 

We propose that most housing and business growth will be focused within existing urban areas 

and that this growth be more intensive. This means less growth in greenfield areas at Auckland’s 

edges. What greenfield growth there is will be phased over 30 years and longer. 

1. What do you think of our approach to focus most of Auckland’s growth in existing urban 
areas?  

 

 

Tell us why 

Accessible local centres 

When people have easy access to workplaces, services, facilities and shops, communities become 

more resilient and connected. It also helps to reduce travel time, emissions and lower household 

transport costs. 

We propose focusing housing and business development near local centres where most people’s 

daily needs are easy to access by walking, cycling and public transport. 

2. What do you think of our approach to focus development near local centres?  
 

 

Tell us why 

Avoiding hazards 

As our climate changes, the frequency and severity of hazards such as flooding, sea-level rise and 

coastal erosion will worsen. Where and how we plan for growth, and how we adapt to these 

hazards is increasingly important. 

We propose that known areas constrained by significant natural hazard risk should be looked at to 

see if further development is appropriate.  
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Where development is already enabled in potentially vulnerable locations, we will further 

investigate appropriate actions.  

3. What do you think of our approach to avoid further growth in areas which are exposed to 
significant risk of environmental hazards?  

 

 

Tell us why 

Resilient infrastructure 

Infrastructure across Auckland needs to cope with ongoing change, such as the impacts of climate 

change and evolving technology. 

Nature-based infrastructure, such as rain gardens, swales, and detention basins, is better able to 

respond to ongoing change. This can help protect communities from hazards, as well as protect 

and restore the natural environment. 

We propose prioritising investment in infrastructure that is decentralised, nature-based, 

regenerative and mauri-enhancing. 

4. What do you think of our approach to prioritising nature-based infrastructure that 
responds to the impacts of climate change?  

 

 

Tell us why 
  



#8631 

Have your say on Auckland’s Future Development Strategy August 2023 Page 3 of 3 

Other feedback 

5. Do you have any other feedback on our approach to how and where Auckland should grow 
and change? 

 

 

















Light Industry expertise missing from FDS
• Only 3 of 150 pages devoted to 5.4.4 Business and employment 

land capacity. (Overall Evidence Report pp75-78)

• Industrial “plan enabled capacity” assumes 90% building coverage x 
5 levels (FAR = 4.5)

• Real demand is for 10m – 20m stud height, at less than 50% site 
coverage. THIS MEANS MUCH MORE LAND IS REQUIRED

• Assessment ignores unit titled developments, and properties 
subject to long term leases that cannot easily be redeveloped. 

• North and West industrial building average age 30 years, not ready 
for demolition / redevelopment 

• The Evidence Report acknowledges that: existing industrial land is 
highly constrained for expansion.” (Page 72)FAR = 3.8
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Whenuapai
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North-west employment capacity

FULSS 2017

Jobs – 12,644

Light Industry Zoning – 300ha

Demand – 10 ha per year (JLL)

Supply under FULSS = 30 years

Supply NOW 20ha (JLL)

FDS 2023

Jobs – 1,000?

Light Industry Zoning – NIL

Demand – 10 ha per year (JLL)

Supply under FDS = 2 years max?

Future Supply – 5 years at best *
* Only achieved by PPC69 = 43ha in about 5 years’ time. Controlled by one land owner
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Comparing JLL with Council assessment
North & West

Port
(KmAirport (km)Supply (Council) *Total Supply (JLL)Available NOW (JLL)Location

182918.9 ha16.4 ha0Henderson

213223.2 ha25.3 ha13.4 haWestgate

233429.1 ha12.9 ha6.2 haHobsonville

24353.7 ha46 ha (PC 69 timing unknown)0Whenuapai

214435.3 ha14.3 ha2 haNorth Shore

386433.9 ha19.6 ha12.2 haSilverdale
(Highgate)

144.1 ha134.5 ha33.8 haTOTAL

* Appendix 6 – Overall Evidence Report. Includes land since developed. 144ha is far less than 30 years’ supply even if the data were correct
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Massive 
Council 
investment 
in 
Whenuapai

• Northern Interceptor $180m

• Council Parks Acquisitions 
$30m+

• Arterial Road Designations 
Notified

• Trig Road South Arterial 
Consent application under 
way

• Council has already 
Invested in Whenuapai

• The planners are aware

• AT and Watercare aware

• Perhaps the FDS authors 
are more focussed on 
residential, but where will 
people work?
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Investor 
confidence
damaged  

• Structure Plan 2016
• FULSS 2017
• PC5 2018 -2022
• Covid and Infrastructure 

blamed but no costing or 
funding suggestions made by 
Council 

• FDS effectively cancels 
business land supply till 
currently unfunded projects 
are completed

The Private Sector has heavily 
Invested in Whenuapai based 
on Council signals
• Neil
• Cabra
• Austino
• CDL Land
• Metlifecare
• Oyster Capital
• And many more
This capital is now stranded 
and well located land locked 
away for decades
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Gold Plated Transport Triggers not required from Day 1
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You will already have heard much about the residen�al capacity shortcomings of the FDS, with which 

we strongly concur, but so we do not see any benefit to you in repea�ng that in the limited �me 

available today. 
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To simply consider “plan enabled” brownfield industrial than development feasible truly vacant land 

in sufficiently large parcels, and then apply a maximum theore�cal build out rate across that land 

does not solve the problem. 

 

  

#8631







Page 7 of 28  FDS Presenta�on – The Neil Group Limited 
 

Auckland City area is an excep�on, and has some redevelopment poten�al but suffers from a 

reduced median lot size of 1,700m2, with only 136 industrial land parcels over 1ha in size, mostly 

fully developed.  

Most industrial sites have very long-term leases with rights of renewal, making short term 

redevelopment impossible. 

Many industrial sites are very small and would require difficult amalgama�on of mul�ple ownership 

to redevelop. 

Like a lot of residen�al sites, some industrial sites developed since the 1980’s have restric�ve 

covenants which limit redevelopment, even if it were economically viable. 

Industrial sites have rela�vely modern buildings on them that will last well in excess of 50 years. 

From a capital investment perspec�ve these are not feasible to redeveloped within the medium 

term; 

Brownfield redevelopment is typically much more expensive than greenfield on a $/m2 basis and 

may struggle to cater for flood events like those recently experienced.  Of note is that not one of our 

greenfield development sites suffered from flooding issues in January this year. 
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Slide 10 

Whenuapai

 

Some of the areas which are expected to increase in residen�al density under the FDS do not have 

adequate employment and this will add to the amount of commu�ng by any increase in resident 

numbers. The 15 minute city with reduced CO2 emissions – not achievable 

We have recently been promo�ng our Whenuapai Business Park through a fast-track consen�ng 

process, a�er Council withdrew Plan Change 5, in order to accommodate just these types of uses 

including what could be Auckland’s largest data centre on a 6.5-hectare site. 

Council planners have been resolute in their opposi�on to this project, and yet there are no 

alterna�ve sites for these types of businesses in the North and West of Auckland.  Likewise, we are 

fielding a huge level of enquiry for large industrial users as they cannot find alterna�ve sites. 

Unless Council releases more greenfield industrial land as mater of urgency we will con�nue to see 

investment and jobs exported to other urban areas like Hamilton.  It will also result in people 

travelling further to work around the City.   

Industrial development in Whenuapai will meet an essen�al criterion of crea�ng jobs in local areas 

and will service those living in Hobsonville, Massey, Kumeu and the North Shore and reduce the 

amount of commu�ng for work. 

The FDS correctly acknowledges that there is a demand right now for industrial land but hopes it can 

be sa�sfied by redevelopment in places South Auckland.  These are the last places that people living 

in the north and west of Auckland would choose to work due to the difficulty in commu�ng which, 

from these residen�al areas, and for these types of trades and industries, have to be car, van or truck 

based.  
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Slide 11 

 

Our land at Whenuapai has already been subject to an approved structure plan and is development 

enabled due to Council having already spent $180 million, of essen�ally debt funding, on the 

northern interceptor project taking wastewater to the (vacant and plan enabled!) North Shore 

Wastewater Treatment Plant. Not to men�on $30m in reserves acquisi�ons right next door to the 

Light Industry structure planned area. 

By effec�vely quaran�ning greenfield development in Whenuapai the FDS will defer any payback for 

Council for these projects for at least another 12 years or more, which will be at least 18 years a�er 

the 2016 Whenuapai Structure Plan was adopted. 

This highlights another shortcoming in the FDS, which is that all greenfield development has 

effec�vely been quaran�ned un�l all infrastructure has been built, whereas a great deal of greenfield 

development can take place on an incremental basis. 
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Slide 14 

 

This slide shows the proximity of Hobsonville to Whenupai, and motorway access. 

Our site is in the background, having been prepared for development (earthworks consented by 

Auckland Council). 
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Slide 18 

Comparing JLL with Council assessment
North & West

Port
(KmAirport (km)Supply (Council) *Total Supply (JLL)Available NOW (JLL)Location

182918.9 ha16.4 ha0Henderson

213223.2 ha25.3 ha13.4 haWestgate

233429.1 ha12.9 ha6.2 haHobsonville

24353.7 ha46 ha (PC 69 timing unknown)0Whenuapai

214435.3 ha14.3 ha2 haNorth Shore

386433.9 ha19.6 ha12.2 haSilverdale
(Highgate)

144.1 ha134.5 ha33.8 haTOTAL

* Appendix 6 – Overall Evidence Report. Includes land since developed. 144ha is far less than 30 years’ supply even if the data were correct

 

In the en�re North and Northwest there is only 34ha available now. 

Silverdale and Whenuapai are structure planned to solve this shortage at a �me when there was a 

much less significant supply gap. 

Now with these deferred �ll 2035+ we have a crisis on our hands. 

And we all know that 2035”+” means that unless something is done now, we will be having this 

conversa�on gain in 12 years �me. 
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Slide 19 

 

Massive 
Council 
investment 
in 
Whenuapai

• Northern Interceptor $180m

• Council Parks Acquisitions 
$30m+

• Arterial Road Designations 
Notified

• Trig Road South Arterial 
Consent application under 
way

• Council has already 
Invested in Whenuapai

• The planners are aware
• AT and Watercare aware

• Perhaps the FDS authors 
are more focussed on 
residential, but where will 
people work?

 

The sensible approach would be for Council to zone the land earmarked for future industrial and 

some residen�al development now and collect development contribu�ons on an incremental basis 

as development occurs, to help pay for the final infrastructure solu�ons.  If nothing gets built �ll all 

the infrastructure is there, how do you pay for it? 

We are more than happy to pay a fair share of development contribu�ons and Council has a number 

of addi�onal tools available for it to do so without incurring addi�onal debt.   
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Slide 20 

Investor 
confidence
damaged  

• Structure Plan 2016
• FULSS 2017
• PC5 2018 -2022
• Covid and Infrastructure 

blamed but no costing or 
funding suggestions made by 
Council 

• FDS effectively cancels 
business land supply till 
currently unfunded projects 
are completed

The Private Sector has heavily 
Invested in Whenuapai based 
on Council signals
• Neil
• Cabra
• Austino
• CDL Land
• Metlifecare
• Oyster Capital
• And many more
This capital is now stranded 
and well located land locked 
away for decades

 

For those today unaware of the sequence of event since 2016 

The blunt tool of these unfunded infrastructure triggers will mean no new supply for 18 years since 

a�er the Whenuapai Structure Plan was approved in 2016 
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Slide 22 

Gold Plated Transport Triggers not required from Day 1

 

From our perspec�ve we think there are several op�ons available to Council to progress the FDS 

process. 

Firstly, greenfield land which is subject to an approved Structure Plan should be zoned immediately 

along with an appropriate development contribu�on policy to release urgently needed industrial 

land.  Silverdale and Whenuapai are the logical places. 

Amendment of the FDS could allow development in areas where a Structure Plan has already been 

approved. 

Secondly the FDS should be postponed un�l such �me as a demand study and development feasible 

land capacity study has been completed.  These issues cannot be resolved through this consulta�on 

process alone. 

Thirdly as one of the larger Auckland developers who will be tasked with delivering the FDS, Council 

should be seeking appropriate feedback from our Company and the others that have appeared 

before you today, because as we are the experts in the field and the developers that will be taking 

the development risk to allow the FDS to happen.     
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