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Purpose and background 

Purpose  

To provide information regarding: 

 estimation of future community facilities provision for Drury/Opāheke and the 

surrounding catchment 

 identification of beneficiaries based on future community facilities provision in 

Drury/Opāheke 

 estimation and allocation of costs for the future provision of community facilities 

and surrounding Drury/Opāheke based on the 5km and 10km driving catchments. 

Background 

Customer and Community Services were requested to provide advice on the future community 

facilities provision requirements for Drury/Opāheke and its broader catchment to 2060.  

The rationale for estimating future community facilities provision in Drury/Opāheke is based on 

the Community Facilities Network Plan (CFNP) and the “Determining Years 11 to 30+ greenfield 

provision requirements – Community services and facilities guidance note, March 2022” 

(Attachment 3).   

This advice will help to inform the calculation of development contributions due to population 

growth across the Drury/Opāheke general catchment. 
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Provision costs 

Estimating demand for future community facilities in Drury/Opāheke 

The catchment is defined by MSM zones: 550, 551, 554, 555, 557, 558, 559, 560, 561, 562 which 

encompasses the Drury/Opāheke Structure Plan August 2019 area (Map1). 

Map 1: Drury/Opāheke general catchment & Structure Plan area August 2019 

  

That Drury/Opāheke catchment area (Red boundary) is expected to grow from a population of 

4,035 people in 2021 to 62,264 people by 2060 in accordance with Council’s growth data. 

(Attachment 1).   

Based on the Community Facilities Network Plan and the guidance note (Attachment 2) it is 

considered the potential population growth of 58,229 will create a future community 

services/facilities provision gap within the Drury/Opāheke catchment.   

As a predominantly greenfield area it is not considered practicable that the provision gap for 

future services/facilities for the growing population can be met through the existing community 

facilities portfolio. 
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Estimated future provision and cost 

The quantum of growth in the Drury/Opāheke catchment is of a scale that based on the CFNP is 

estimated to generate new space requirements of up to 9,081 square metres consisting of: 

 Community space –      600 square metres 

 Library space –   2,281 square metres  

 Leisure space  –   2,700 square metres  

 Pool/Aquatic space –   3,500 square metres 

Total     9,081 square metres 

This is generally consistent with the Drury/Opāheke Structure Plan August 2019 that also 

identified a need for up to 8,500 square metres of new facility spaces all be it for a smaller total 

catchment. 

How the projected demand and final configuration of space will be met has not been determined 

(i.e. location and/or co location of services, delivery mechanism etc) but for the purpose of 

estimating costs, it is assumed a large multi-purpose facility incorporating all four space types is 

the most likely service delivery model (Table 1). 

We estimate development costs by applying a square metre rates to the building type and 

building area based on a combination of recent, relevant project costs1 and industry benchmarks. 

Building rates as of March 2022 for each space range from (GST exclusive): 

 Community space - $   6,500 to $ 8,500 per square metre 

 Library space  - $  8,000 to $ 10,000 per square metre 

 Leisure   - $    6,000 to $ 8,000 per square metre 

 Aquatic   - $  8,000 to $ 10,000 per square metre 

 

 The square metre costs include: 

 building 

 carpark 

 landscaping/playgrounds 

 fit-out 

 design development 

 project contingency. 

 Final configuration of facility/facilities is determined through stages 2 to 5 of the provision 
process outlined in Figure 1.  

 

 

 
” 
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Table 1 Total building costs based on Drury/Opāheke 

Facility Type Spaces 

(Current provision 
estimates) 

Square metre rates2 Total building cost  

(million) 

Community   600 sqm $  9,975 $    5,865,000 

Library 2,281 sqm $11,500 $  26,226,641 

Leisure 2,700 sqm $  9,200 $  24,840,000 

Pool 3,500 sqm $11,500 $  40,250,000 

Total 9,081 sqm Total cost uninflated 
& GST incl) 

$  97,181,641 

Note – The area provision for Library is based upon a 5km population catchment from the proposed location in MSM 

zone 554. The existing Drury library and community hall have been deducted from the total new provision requirement 

for reflecting the current service provision, i.e Library provision requirement based on 5km catchment = 2,762sqm less 

existing provision 482sqm = Proposed library provision of 2,281 sqm 

The required land area is estimated by doubling3 the gross floor area based on a large multi-

purpose facility.  A square metre rate for land is applied using the “Open Space Acquisition Cost 

Model”4. The bulk of the land purchase (including transaction costs) is anticipated to occur at the 

“infrastructure installed” stage of land development in 2038 (approx. 70 per cent) with the 

balance purchased post subdivision 2042 (approx. 30 per cent).  An average square metre rate for 

the cost of land based on the timing of development has been used to estimate overall land cost 

as follows:  
Facility Type Spaces 

(Current provision 
estimates) 

Land Requirement 
(sqm) 

Land cost 
(escalated) 

Community   600 sqm 1,200 sqm $2,064,000 

Library 2,281 sqm 4,562 sqm $7,846,640 

Leisure 2,700 sqm 5,400 sqm $9,288,000 

Pool 3,500 sqm 7,000 sqm $12,040,000 

Total 9,081 sqm 18,161 sqm $31,236,920 

The uninflated development costs and inflated land costs are used as inputs into the council DC 

model. This model escalates the developments costs, calculates the share of costs attributable to 

growth and the resulting contribution charge for these facilities, based on the catchments shown 

in the following section of this document. 

 

You can find out more how we have assessed contribution charges for community facilities in the 
Methodology for calculating DCs for Drury document and the DC model released as part of the 
supporting document pack. These documents detail how we have assessed causation, 
beneficiaries and renewals for these facilities to determine the growth share of costs, and how 
these costs have been allocated to funding areas.  

 
2 The square metre rates are based on the high range point for each of the space types and are GST 
inclusive but not inflated.  
3 Gross floor area as a percentage of site area generally ranges from 40% to 60% of the site – refer to 
guidance note in Attachment 3. 
4 Refer to “Open Space Acquisition Model” detailed in future open space cost modelling document. 
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Determining beneficiaries/users  

Potential users of a new facility are usually estimated by applying a walking or driving distance 

from a proposed facility location (in line with the CFNP).  Users of a multipurpose facility are 

assumed to travel a range of distances for the different services offered by that facility based on 

several factors (Existing network provision, ease of travel etc) therefore different catchments are 

applied. 

The base provision for community, leisure and pools will not change based on the larger 

catchment whereas library provision will increase proportionate to the additional population 

served i.e. 42 square metres per additional 1,000 population of the larger catchment. 

For Drury/Opāheke, the catchment is based on a single large multipurpose facility. A 5km 

catchment for library and community space users and a 10km driving catchment for leisure and 

aquatic users have been applied. Map 2 illustrates the area of a 10km driving catchment based on 

a multipurpose facility located near the proposed main centre of Drury (MSM 554)5.  

 

Map 2 Driving catchment of 10km from facility in MSM 554 

 

 

 
5 Proposed site is based on the CFNP guidelines and “Site location assessment criteria for community 
facilities” Attachment 2. 
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Map 3 illustrates the catchment of an assumed 5km driving catchment based on a multipurpose 

facility located in Drury (MSM 554).  All but a small portion of the original Drury/Opāheke 

catchment area falls outside 5km driving catchment as illustrated in Map 3 below. 

Map 3 – 5km generalised catchment from facility in MSM 554 

 

5km drive outside Drury/Opāheke catchment used for calculating provision -  

The 5km drive catchment covers an area with expected population growth of 55,164 people that 

includes growth of 52,045 in the Drury/Opāheke catchment used for calculating provision 

requirements. 

Based upon a multipurpose facility generally located in MSM 554, Table 3 estimates the following 

population/s would be served based on the 5km (Community and Library) and 10 km (Leisure and 

Pool) catchments.  

 



Determining beneficiaries/users 

10 

 

 

Table 2 Estimate of populations served within a 5km and 10km drive from facility 

  

From Table 3 it is estimated that there are up to 162,149 total beneficiaries of the new facility across the wider catchment (10km) of which 95,090 

are because of future population growth. 

The timing for provision of a new facility to meet growth should commence between 2038 to 2044 when the population growth in the Drury/Opāheke 

catchment is expected to reach between 33,000 to 50,000 people. 



Attachment 1 – Anticipated population growth for Drury/ Opāheke catchment 

Attachment 1 - Anticipated population growth for Drury/ 
Opāheke catchment 
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Attachment 3 – Determining Years 11 to 30+ Greenfield 
Provision Requirements – Community Services and 
facilities Guidance Note (March 2022) 

Purpose and scope 

Purpose 

This document provides an overview of Auckland Council’s process for the future planning of 

community facilities in greenfield areas. 

It is intended to provide supporting guidance regarding localised assessments of community 

facilities provision in greenfield areas such as Drury.    

Scope of this document 

In scope 

The document covers:  

1. Application of existing provision guidelines (Community Facilities Network Plan, CFNP) for 

greenfield areas. 

2. Timing of provision and growth assumptions. 

3. Estimation of facility beneficiaries. 

4. Methodology for estimation and allocation of costs. 
 

Out of scope  

 Methodology for determining future provision in Brownfields - requires further analysis to 

be provided in a subsequent document. 
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Overview of provision process  

Community Facilities Network Plan, 2015 (CFNP) 

The purpose of the Community Facilities Network Plan (CFNP) adopted August 2015, is to guide 

council’s investment in the provision of community facilities to 2035. It provides direction on the 

development of new facilities, major upgrades of existing facilities, optimisation and potential 

divestment of facilities no longer meeting community needs. 

The key drivers of the network plan are to ensure that facilities are fit-for-purpose, address gaps 

or duplication in provision and needs for community facilities, and to meet future demand arising 

from population growth and changing user expectations. 

Section four, Future Provision’ outlines the outcomes, functions and provision approach for 

different types of spaces required in community facilities.  It is intended to guide the identification 

of gaps in the network and the types of spaces required to deliver fit-for-purpose facilities.  

Although the network plan sets different criteria for each type of space, the stated intent is for 

future facilities to deliver more integrated and connected community facilities.  

The CFNP provision guidelines6 uses the five categories and criteria listed in table one below when 

planning for future provision: 

Table 1 – Summary of CFNP facilities and their provision criteria 

Provision 
criteria 

Arts & 
Culture 

Community Spaces 

Library Pool & leisure 
Community 

Centres 
Venues for 

hire 

Function Description of expected activities and services to be delivered by facilities 

Provision 
approach 

General 
description of 
how services 
activities could 
be delivered 
based on 
existing 
network. 

Description of 
where facility 
should be located 
based on walking 
and driving 
catchments & 
proximity to other 
amenities 

General 
description of 
how services 
activities could 
be delivered 
based on 
existing 
network. 

Service 
level 
provision 
based on 
41sqm floor 
area per 
1,000 
population 

Description of 
where facility 
should be 
located based 
on size & 
proximity to 
catchments  

Ideal 
schedule of 

space 

Description of 
spaces based 
on function & 

 Description and 
size of core space 

plus potential 

Description of 
spaces based 

on function  

Description 
of spaces 

Description 
and size of 

space based 
on function 

 
6 Refer to CFNP for detailed breakdown of criteria - https://www.aucklandcouncil.govt.nz/plans‐projects‐policies‐
reports‐bylaws/our‐plans‐strategies/topic‐based‐plans‐strategies/community‐social‐development‐
plans/docscommunityfacilities/community‐facilities‐network‐plan.pdf 
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Provision 
criteria 

Arts & 
Culture 

Community Spaces 

Library Pool & leisure 
Community 

Centres 
Venues for 

hire 

needs 
assessment 

other areas based 
on need 

based on 
function 

and/or needs 
assessment 

Gap analysis 

Evidence of 
demand for 
facility 

Based on 
provision 
approach and 
population 
thresholds 

Proximity of 
bookable space 
from local or 
town centres 

Based on 
provision 
approach 
and travel 
time 

Based on 
provision 
approach and 
population 
thresholds or 
case by case 

Local / 
Destination / 

Regional 
categories 

NA Local-small or 
Local-Large  

NA Local / 
Destination 
/ Regional 

 

Local / 
Destination / 
Regional 

 

Rural 
provision 

factor 

No Yes Yes Yes  Yes 

Application of provision guidelines 

The CFNP provision guidelines form part of the primary high-level assessment at the initiation 

phase of the community facility provision process outlined in Figure 1 below.   

Figure 1 Community Facilities Provision Process and Stages 

 

The purpose of the initiation phase is to provide a ‘preliminary report’ in response to a community 

service/facility request.  The preliminary report combines both qualitative and quantitative 

data/information including an assessment against the CFNP provision guidelines.  
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Stages one to three provide the strategic rationale for additional investment in the network with 

project certainty occurring at Stage 5 – ‘Planning’ when the Business Case and funding are 

approved.    

Greenfields vs Brownfields future facilities requirements 

Greenfields: In greenfield areas where there are minimal existing facilities it is possible to model a 

provision gap due to growth by applying the CFNP guidelines and mapping the existing facility 

catchments within and outside of a defined geographical area.  

Brownfields: In brownfield (established urban) areas it is more difficult to model future facility 

requirements in the absence of completing the Needs, Feasibility, Business Case and Planning 

stages of the process.  This is because provision gaps are not easily assessed based on the 

application of the CFNP guidelines and an understanding of existing provision. This is in part 

because of the incremental and dispersed nature of growth relative to greenfield areas and 

overlapping catchments of existing facilities.  This, therefore, requires a more comprehensive 

location specific assessment. Considerations can vary from location to location due to differing 

demographic profiles, and particular urban form or landscape elements unique to the area.  

For example, reconfiguration of the network may be driven in part by population increase which 

would need to consider limitations in existing facilities due to age, condition, design (fit for 

purpose). In brownfield situations this means a broader range of options need to be factored such 

as removal, upgrading or a new facility to address need. There can also be greater opportunities 

to investigate less asset-based solutions and/or working with other providers to achieve access in 

other ways. 

Where appropriate, existing reports, assessments and work programmes can help to inform future 

provision.  However, this information is often place-specific at a local level so may not be suitable 

for making comparisons across the network as a whole.  
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Modelling future provision for greenfield areas  

The calculation of requirement for future facilities is based on methodology and assumptions that 

cover the following: 

 Use of CFNP provision guidelines  

 Timing of provision and growth assumptions 

 Estimating facility beneficiaries 

 Estimating and allocating costs of development 

 Estimating land costs 

 Affordability 

Use of provision guidelines 

Provision guidelines and schedules of space for Community Centres, Libraries, Leisure and 

Aquatic facilities are used for estimating future community facility requirements in terms of 

general floor area.  Arts and venues for hire spaces are expected to be addressed within the 

community provision component of the of the CC, Library, Leisure and Aquatic Provision. 

The provision guidelines provide an overall approximation of demand for the additional provision 

of community facility space.  How the projected demand will be met in terms of building type and 

level of service integration would still need to be considered through stages 2 to 5 of the process 

described in Figure 1.  

For general planning purposes, however, it is assumed that the four types of spaces would be 

combined into a multi-purpose space on one site.  

Timing of provision and growth assumptions 

Population growth (quantum and timing) for the relevant areas/catchments are based on 

Auckland Council’s land-use scenario or variations of i11v67 managed by the Auckland Plan 

Strategy and Research Department in the Auckland Council Chief Planning Office. 

Total population is used for determining provision. Pools and leisure centres target a catchment 

range of between 35,000 to 50,000 people and 18,000 to 40,000 people respectively within 

prescribed catchments ranging from five to ten+ kilometres8.  

Community and library facilities due to their more localised service offer predominantly use 5km 

driving catchments.   

 
7I11v6 – This model is internal to Council but available on request  
8 CFNP – 2015 – Pools & Leisure provision guidelines (Pg25) 
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Once the provision thresholds are met, future provision requirements are then considered through 

stages one to four of the provision process. For planning purposes, the current areas used for 

calculating provision gaps once population thresholds are met are:  

Community space  -     600 square metres 

Leisure space   -  2,700 square metres 

Pool/Aquatic   -  3,500 square metres 

Library   -  41m2 /1000 of local catchment population  

(For new libraries, provision is based on 41m2 /1000 of local catchment population, including 

capacity of neighbouring libraries and a maximum distance of 30 minutes travel which means as 

the population grows there is a theoretical increase in demand for space.  In recent practice the 

maximum 30 minutes travel time has been substituted for a 2.5km to 5km radius from the 

proposed facility subject to neighbouring facilities). 

Timing of provision is based generally on ten-year increments with a 30-year planning horizon.  

Timing of construction is triggered after or as close to growth occurring.  A seven-year timeframe 

from initiation (stage 1, refer to figure 1) through to execution and delivery (stage 6) is allowed 

subject to the size of the project. Table 1 illustrates how the costs are allocated as a percentage 

across the seven-year life of a project. 

Table 1: Percentage allocation of costs across seven-year timeframe 

 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 

Percentage 2% 2% 2% 2% 6% 43% 43% 

Estimating facility beneficiaries 

Dependent on the type and size of the facility, catchment areas are defined based on walking 

and/or driving distances of up to 10km and a 15-minute walk time from the facility.  The 

population that falls within those catchments are considered to be beneficiaries/users of that 

facility.   

For planning purposes, the following guide, “Site location assessment criteria for community 

facilities in Auckland9” is used by council when investigating potential sites based on the following 

four criteria: 

 
9 Site location assessment criteria for Community Facilities in Auckland - 13 April 2016  (Refer to supporting 
documentation) 
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1. Central - The community facility is strategically located at the heart of the community 
where there is an existing or planned concentration of public and social infrastructure, 
retail activity, and housing density. 

2. Easy to find and get to - The community facility is easy to find and get to with a range of 
safe, convenient and accessible transport modes to choose from, with an emphasis on 
walking and cycling routes for local and town centres. It is connected to a wider network of 
community facilities and services by way of frequently serviced public transport 
infrastructure, particularly for Metropolitan and Town Centres. 

3. Transformational - The community facility is easy to find and get to with a range of safe, 
convenient and accessible transport modes to choose from, with an emphasis on walking 
and cycling routes for local and town centres. It is connected to a wider network of 
community facilities and services by way of frequently serviced public transport 
infrastructure, particularly for Metropolitan and Town Centres. 

4. Future proofed - The selected site is suited to the type of facility that has been proposed 
for the community, and the possible range of activities that may occur. Community Facility 
Provision Guidelines and a Community Needs Assessment inform the type of facility to be 
located on the site, by understanding gaps in the wider network, the demographics of the 
community, and the types of community services, programmes and spaces that should be 
accommodated within the facility. 

When estimating beneficiaries for a large multi-purpose facility a combination of catchments 

based on space types is used.  For example, the pools and leisure space provision operate as a 

destination facility using a 10km driving catchment radius from the facility.  The library and 

community space component are part of a network of more localised facilities therefore a 5km 

driving catchment is applied. 

The specific location of any facility is considered through the needs, feasibility, and business 

stages of the process with site selection occurring at the project planning stage when a preferred 

option is determined.  This change is unlikely to impact the immediate catchment of users but has 

implications regarding accessibility for those beneficiaries further out.  i.e. A move 2 km North 

from centre will reduce accessibility for those in the South and vice versa. 

Estimating costs of development 

Costs for development are based on: 

 Calculation of a total gross floor area based on the CFNP guidelines and recent, relevant 
projects. 

 Benchmarking against external projects10.  

 
10 Refer to AECOM – CF benchmarking report 



Attachment 3 – Determining Years 11 to 30+ Greenfield Provision Requirements – Community Services and facilities 
Guidance Note (March 2022) 

30 

 

 Square metre rates are applied to the building type and building area based on a combination 
of recent, relevant project costs11 and industry benchmarks. Building rates as of March 2022 for 
each space range from (GST exclusive): 

 Community space - $   6,500 to $ 8,500 per square metre 

 Library space  - $  8,000 to $ 10,000 per square metre 

 Leisure   - $    6,000 to $ 8,000 per square metre 

 Aquatic   - $  8,000 to $ 10,000 per square metre 

 

 The square metre costs include: 

 building 

 carpark 

 landscaping/playgrounds 

 fit-out 

 design development 

 project contingency. 

 Final configuration of facility/facilities is determined through stages 2 to 5 of the provision 
process outlined in Figure 1.  

Estimating land requirements and costs 

The land required to site new facilities are based on comparable existing facilities and the ratio of 

total floor area to land area required. As a percentage of land area, gross floor area generally 

ranges from 40 per cent to 60 per cent of total site area for large multipurpose facilities across 

the community facilities portfolio. As a percentage this is less than standalone facilities (i.e. more 

land would be required for separate facilities) because of shared facilities and amenities such as 

carparking, service access and landscaping. The ability to stagger and the timing of utilisation for 

different activities makes carparking capacity more manageable. 

The CFNP also sets an expectation that as part of a facilities overall functionality it should be 

designed to “utilise the outdoor environment to support participation”. 

The ability to locate adjacent or near to other community services or amenities (open space, 

public space) can also reduce the overall land requirement for facilities.   

Land cost estimates and timing of purchase (including transaction costs) are based on the Open 

Space Acquisition model12 (inflated) that draws upon specialist valuation advice.  Where 

practicable site purchases are sought early in the greenfield development process to minimise the 

impact of land cost escalation over the staging of land development.   

 
11 Refer to supporting documentation “4 – Calculation of square metre rates” 
12 Refer to Openspace rationale for Drury for more detail 
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As a lag service provider, the ability to explore alternative non-cost service provision options are 

considered sufficient to reduce the need for an additional contingency when modelling future CF 

land costs.  

For example, alternative site locations, the ability to trade-off site size for onsite engineered 

solutions (e.g. change the configuration of buildings) provide greater flexibility in determining 

service solutions.   

Other considerations 

As a desk top exercise this planning process does not capture site-specific characteristics, 

specific community characteristics and demographics, changes to services across the broader 

network and other considerations that could be identified through a detailed needs assessment. 

Application to DC Policy 

Despite approval and costings for new provision being dependent on stages 1 to 5 of the process 

(Figure 1) being completed, for large greenfield areas there are generally clearly identifiable 

service gaps based on the CFNP guidelines.   

Compared to brownfield areas where provision gaps are minimal (excluding walking catchments) 

based on the CFNP, in greenfield areas there are fewer options to address gaps with the existing 

network or through other service providers, resulting in the likelihood of a predominantly asset-

based response.   

Dependent on the size and location of the greenfield area, by their nature they are generally on 

the periphery of the city or town with limited access to existing community facilities.   

When considering facilities/services for greenfield areas they are considered as part of the 

broader community services/facilities network.  

Therefore, when allocating costs due to growth (to identify the Development Contribution 

component) to a specific area the calculation is based on the growth component within the facility 

catchment divided by the overall total beneficiaries of the catchment/s. 

𝐷𝐶 𝑐𝑜𝑚𝑝𝑜𝑛𝑒𝑛𝑡 ሺ%ሻ ൌ  
𝐺𝑟𝑜𝑤𝑡ℎ 𝑐𝑜𝑚𝑝𝑜𝑛𝑒𝑛𝑡 𝑜𝑓 𝑐𝑎𝑡𝑐ℎ𝑚𝑒𝑛𝑡
𝑇𝑜𝑡𝑎𝑙 𝑏𝑒𝑛𝑒𝑓𝑖𝑐𝑖𝑎𝑟𝑖𝑒𝑠 𝑜𝑓 𝑐𝑎𝑡𝑐ℎ𝑚𝑒𝑛𝑡

 

Supporting Documentation 
1. Community Facilities Network Plan (https://www.aucklandcouncil.govt.nz/plans-projects-

policies-reports-bylaws/our-plans-strategies/topic-based-plans-strategies/community-social-
development-plans/docscommunityfacilities/community-facilities-network-plan.pdf) 

2. Site location assessment criteria for Community Facilities in Auckland - 13 April 2016, 
prepared by Isthmus 

3. AECOM – Benchmarking of community facilities report  
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Attachment 4 Drury- Opāheke structure planning area 

 


