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1.0&&&&&&Executive&Summary&

!

1.1!The!Auckland!Unitary!Plan!IHP!have!requested!Patrick!Fontein!(PF)!and!Adam!

Thompson!(AT)!to!work!with!Council!and!to!provide!additional!information!on!

development!capacity!forecasts,!as!highlighted!in!Appendix!A.!This!submission!

provides!the!outcomes!of!this!peer!review.!
!

1.2!What!this!peer!review!has!very!clearly!highlighted,!is!that!when!Council,!the!IHP!or!

others!want!to!make!locational(changes(of(where(zones(are(applied,!or!when!

considering(the(likely(development(capacity(effect(of(increasing(a(height(limit,!

the!ACDC!will!cope!with!this!very!well,!without!or!minimal!peer!review.!!
!

1.3!It!is!when!the(rules(of(a(zone(are(changed!(as!this!ACAP),!then!the!Look!Up!Tables!!

(LUT’s)!have!to!also!be!changed.!When!LUT’s!are!changed,!the!consequences!of!

each!change!have!to!very!carefully!be!reviewed!on!the!likely!impact,!on!the!other!

related!LUT’s.!This!will!be!when!a!peer!review!is!likely!to!be!required,!using!property!

development!professionals!with!expertise!in!this!field.!
!

1.4!The!Table!in!Appendix!D!shows!the!development!capacity!of!64,420&of!the!PAUP!

(ACDC!v1),!has!increased!to!92,657!under!ACAP!(ACDC!v2),!a!good!increase!

showing!the!benefits!of!the!ACAP!modifications,!but!a!long!way!away!from!the!181,182!

additional!development!capacity!envisaged!by!Council!in!ACAP!(ACDC!v1).!
!

1.5!The!main!issue!why!ACAP!v1!had!such!high!feasible!development!capacity,!is!that!

under!ACAP!the!allowable!house!numbers!on!each!site!were!affectively!doubled,!but!

by!not!changing!the!LUT’s,!the!same!(large)!size!house!was!considered!to!be!placed!

on!a!site!half!the!size.!The!original!LUT’s!worked!on!a!ratio!of!house!size!x!sale!price!

$/m2,!so!the!ACAP!v1!assumed!that!the!large!house!could!be!sold!on!a!relatively!

small!section,!for!a!very!high!price.!The!details!in!this!Report!shows!this!to!be!flawed.!
!

1.6!The!introduction!of!a!“$!Ceiling”!allowance!has!been!made!into!the!ACDC.!This!has!

had!the!effect!of!moderating!the!effect!of!(too)!high!new!house!prices!on!small!sites.!
!

1.7!The!recent!work!carried!out!give!us!all!confidence!on!what!an!outstanding!asset!the!

ACDC!Model!will!be!for!Auckland!Council.!The!vast!differences!in!feasible!

development!capacity!numbers!between!v1!and!v2,!highlight!that!the!ACDC!Model!

should!only!be!used!again!after!a!thorough!“commissioning,!testing!and!reviewing”!of!

the!ACDC!Model!has!been!completed!in!the!next!1f2!months.!! !
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2.0& Introduction&and&Brief&

&

2.1! The!Auckland!Unitary!Plan!IHP!have!requested!Patrick!Fontein!(PF)!and!Adam!

Thompson!(AT)!to!work!with!Council!and!to!provide!additional!information!on!

development!capacity!forecasts.!The!Memo!provided!to!PF,!AT!and!Auckland!

Council,!on!the!25th!September!2015,!is!attached!in!Appendix!A.!!!

2.2! The!information!contained!within!this!Submission!is!provided!by!both!PF!and!AT,!

with!the!assistance!of!Kyle!Balderston!(KB)!of!Auckland!Council!RIMU,!who!has!ref

run!the!Auckland!Council!Development!Capacity!(ACDC)!Model!using!the!updated!

Look!Up!Tables!(LUT’s).!

!

2.3! Both!PF!and!AT!have!made!submissions!to!the!AUP!IHP!on!Subjects!059,!060,!

062!and!063,!circa!22nd!September!2015.!PF!and!AT’s!background!information,!etc!

is!provided!in!these!submissions!and!will!not!be!repeated!here.!!!

!

2.4! Following!further!submissions,!further!updated!guidance!was!provided!to!PF,!AT!

and!Council!by!the!IHP!on!the!30th!September!2015.!The!Memo!/!Email!provided!to!

PF,!AT!and!Council!by!Mr!Phill!Reid!of!the!IHP!is!attached!as!Appendix!B.!

!

2.5! The!Mr!Reid!Memo!(as!2.4!above!and!Appendix!B),!provided!guidance!which!

included!Mr!David!Hill!to!act!as!a!Convenor!for!the!013!Expert!Group!Members!

(013EG),!to!allow!those!013EG!to!contribute!to!the!process.!

!

2.6! Mr!Hill’s!Memo!back!to!Mr!Reid,!on!the!5th!October!2015,!noting!the!013EG!input,!

is!provided!in!Appendix!C,!covering!7!pages.!

!

!

3.0& Code&of&Conduct&

&
3.1! Both!Patrick!Fontein!(PF)!and!Adam!Thompson!(AT)!confirm!that!we!have!read!the!

Expert!Witness!Code!of!Conduct!set!out!in!the!Environment!Court’s!2014!Practice!

Note.!We!have!read!and!agree!to!comply!with!that!Code.!This!evidence!is!within!

our!area!of!expertise,!except!where!we!state!that!we!are!relying!upon!the!specified!

evidence!of!another!person.!We!have!not!omitted!to!consider!material!facts!known!

to!us!that!might!alter!or!detract!from!the!opinions!that!we!express.!!!
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4.0& Primary&Initial&Concerns&of&ACDC&ACAP&Version&1,&run&in&August&2015&

!

4.1! The!ACDC15!Model!was!prepared!in!a!very!short!time!frame,!and!was!only!used!to!

test!the!PAUP!rules!and!the!resultant!development!capacity!that!this!created.!The!

ACDC!Model!uses!a!series!of!data!tables!that!were!provided!by!the!PDEG!Group,!

that!were!cofopted!as!part!of!the!013EG.!

!

4.2! There!are!extremely!complicated!mathematical!formulae!that!drive!the!ACDC!

Model,!using!LUT’s!to!pick!up!data!from!the!various!data!tables!provided.!In!the!

short!amount!of!time!available!between!the!ACDC!Model!being!created,!and!the!

013EG!Report!being!required!to!be!issued,!the!sole!focus!of!the!ACDC15!outputs,!

was!validating!the!formulae!and!data!tables!to!run!on!the!PAUP!Rules!and!zonings.!

!

4.3! The!initial!ACDC15!output!results!were!peer!reviewed!by!the!PDEG!and!after!a!

number!of!small!“tweaks”!to!the!formulae,!the!Members!of!the!PDEG!were!satisfied!

that!the!output!results,!run!under!the!PAUP!Rules!and!Zonings,!were!fair.!

!

4.4! PF!was!made!aware!on!13f14!August!2015!that!Auckland!Council’s!RIMU!team!

had!“refrun”!the!ACDC!Model!with!different!inputs!(what!became!known!as!ACAP!

v1),!and!that!the!“development!feasible”!dwelling!numbers!had!increased!from!the!

ACDC15!PAUP!numbers!of!64,420!(or!83,420!when!including!HNZC)!to!now!be!at!

181,182.!PF!was!asked!whether!he!had!any!involvement!in!the!“refrun”!of!the!

ACDC!Model.!PF!had!not.!

!

4.5! Both!PF!and!AT!are!supportive!of!the!Auckland!Council!Amended!Provisions!

(ACAP),!however!we!were!concerned!about!the!assumptions!applied!by!Council!in!

the!refrun!of!the!ACDC15!model!to!test!the!potential!increase!in!development!

capacity!under!the!ACAP.!

!

4.6! In!PF!and!AT’s!submissions!to!the!IHP!circa!22nd!Sept,!specific!requests!were!

made!to!peer!review!the!ACDC!ACAP!v1!results.!This!submission!provides!the!

outcomes!of!this!peer!review.!

!

!

!

!

& &
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5.0& Review&of&the&ACAP&Version&1&Results&

!

5.1! What!this!peer!review!has!very!clearly!highlighted,!is!that!when!Council,!the!IHP!or!

others!want!to!make!locational(changes(of(where(zones(are(applied,!or!when!

considering(the(likely(development(capacity(effect(of(increasing(a(height(limit!

within!a!Town!Centre!from!(say)!4!storeys!to!8!storeys,!the!ACDC!will!cope!with!

this!very!well,!without!or!minimal!peer!review.!LUT’s!don’t!need!changing!for!this.!

!
It!is!when!the(rules(of(a(zone(are(changed!(as!this!ACAP),!then!the!LUT’s!have!to!

also!be!changed.!When!LUT’s!are!changed,!the!consequences!of!each!change!

have!to!very!carefully!be!reviewed!on!the!likely!impact,!on!the!other!related!LUT’s.!

This!will!be!when!a!peer!review!is!likely!to!be!required,!using!property!development!

professionals!with!expertise!in!this!field.!

!

5.2! As!highlighted!in!4.1!and!5.1!above,!the!ACDC!Model!is!in!its!infancy!and!is!not!yet!

ready!to!cope!with!Rule!changes!created!by!ACAP,!without!ACDC!LUT!adjustment!

by!property!development!professionals.!

!

5.3! Appendix!D!provides!a!Table!that!compares!the!differences!in!development!

capacity!outputs!for!the:!!

i.! Auckland!PAUP!(ACDC!v1),!!

ii.! the!ACAP!(ACDC!v1)!and!!

iii.! the!ACAP!(ACDC!v2).!

!

5.4! Appendix!D!highlights!that!almost!all!of!the!increase!in!development!capacity!

between!the!PAUP!(ACDC!v1)!and!the!ACAP!(ACDC!v2),!was!in!the!Mixed!

Housing!Suburban!Zone!(MHS).!In!the!“MHS!<300m2”,!this!increased!the!

(supposed)!feasible!development!capacity!from!10,290!to!104,785!dwellings. 

 

5.5! AT!provided!KB!with!a!random!sample!of!500!MHS!properties,!for!which!KB!has!

provided!the!ACAP!(ACDC!v1)!and!the!ACAP!(ACDC!v2)!outputs.!It!is!through!very!

closely!evaluating!these!500!sample!outputs!that!PF!and!AT!have!carried!out!most!

of!our!peer!review!and!sense!checking.!

!

5.5! Appendix!E!provides!the!relevant!columns!of!the!ACAP!(ACDC!v1)!Results!for!the!

random!sample!of!500!MHS!properties,!showing!the!initial!46!properties.!Of!the!46!

MHS!properties,!2!have!no!dwelling,!42!have!1!dwelling!and!2!have!2!dwellings,!
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making!a!total!of!46!dwellings!on!the!46!properties.!The!ACAP!(ACDC!v1)!results!

show!that!an!additional!61!dwellings!are!shown!as!feasible!to!be!built,!on!22!of!the!

46!properties.!(ie!nearly!half!of!all!the!MHS!sites!throughout!Auckland!(incl!recently!

built!subdivisions)!feasible!to!be!refdeveloped).!

!

5.6! KB!has!confirmed!to!PF!and!AT!that!when!Council!ran!the!ACAP!(ACDC!v1)!in!

August!2015,!the!Rules!under!ACAP!were!changed,!but!none!of!the!LUT’s!were!

changed.!!

!

5.7! By!viewing!Appendix!E!you!can!see!that!this!has!had!the!effect!of!placing!the!same!

size!house!envisaged!under!PAUP!Rules!on!a!400m2!section,!onto!a!circa!200m2!

section.!What!needed!to!happen!is!that!under!ACAP!Rules!and!now!considering!4!

houses!on!a!section!rather!than!2,!that!each!of!these!4!houses!needed!to!be!

smaller!so!that!they!could!fit!(and!comply!with!the!PAUP!and!ACAP!planning!and!

urban!design!rules)!on!the!site!half!the!size.!!

!

!

6.0& Comparison&of&the&ACAP&Version&1&and&Version&2&Results&

!

6.1! ACAP!(ACDC!v2)!has!changed!the!LUT’s!to!consider!the!effect!of!putting!a!smaller!

house!onto!the!smaller!section.!i.e.!A!house!that!is!able!to!comply!with!the!planning!

and!urban!design!rules!under!the!PAUP!and!ACAP.!The!changes!to!the!LUT’s!can!

be!seen!in!Appendix!C!page!4.!AT!and!PF!proposed!the!changes!of!the!LUT’s!

which!included!changes!of!house!sizes!(when!there!are!smaller!sections!such!as!

under!ACAP),!which!were!then!peer!reviewed!by!the!Property!Development!Expert!

Group!(PDEG)!established!for!the!013EG,!during!30th!Sept!to!2nd!Oct.!The!

correspondence!provided!by!the!PDEG!on!the!2nd!Oct!has!been!provided!to!the!

IHP!and!Council,!and!Mr!Hill!highlights!the!process!undertaken!in!Appendix!C,!

Page!1.!

!

6.2! PF,!AT!and!the!PDEG!agreed!that!a!“$!Ceiling”!factor!was!considered!essential.!

This!is!an!assessment!which!considers!how!much!a!purchaser!is!prepared!to!pay!

for!an!intensified!property,!relative!to!the!sale!price!/!value!of!other!nearby!

properties.!i.e.!an!assessment!which!considers!the!choice!that!a!residential!

purchaser!has!in!whether!to!buy!a!new!large(r)!home!on!a!small(er)!section,!a!

duplex!or!terrace!home!or!an!apartment,!compared!to!being!able!to!buy!an!existing!

house!on!a!larger!section.!This!requires!an!assessment!of!a!“$!Ceiling”!for!any!
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given!typology!of!dwelling,!in!comparison!to!the!average!sale!price!within!that!

neighbourhood,!or!Census!Area!Unit!(CAU).!The!PAUP!(ACDC!v1)!had!run!

reasonably!well!without!the!“$!Ceiling”!but!the!increased!intensity!under!ACAP,!on!

what!are!effectively!suburban!residential!sites!has!highlighted!that!the!“$!Ceiling”!

issue!needs!addressing.!

!

6.3! During!the!week!from!the!28th!Sept!to!the!2nd!Oct,!PF,!AT!and!the!PDEG!Members!

came!up!with!what!we!thought!were!conservative!“$!Ceiling”!figures.!Some!of!the!

PDEG!thought!the!“$!Ceiling”!numbers!should!be!less!conservative.!These!$!

Ceiling!factors!were!distributed!to!the!wider!013EG!on!Fri!the!2nd!Oct.!

!

6.4! When!the!ACAP!(ACDC!v2)!draft!Computer!runs!were!completed!on!the!8th!

October,!this!highlighted!that!many!of!the!higher!priced!dwellings!on!small!sites!

within!the!MHS!areas,!were!not!able!to!meet!the!$!Ceiling!threshold.!This!had!the!

effect!of!substantially!reducing!the!feasible!development!capacity!viz!the!ACAP!

(ACDC!v1).!

!

6.5! The!result!highlighted!in!6.4!above!was!expected,!however!the!scale!of!the!

reduction!was!quite!large.!After!consultation!with!David!Hill,!AT,!PF!and!KB!have!

agreed!to!“soften”!the!$!Ceiling!factors!for!this!ACAP!(ACDC!v2)!run,!which!will!

have!the!effect!of!passing!as!feasible!development!capacity,!sites!that!are!more!

than!likely!marginal.!The!change!in!the!“$!Ceiling”!factor!between!the!2nd!Oct!and!

the!8th!Oct!is!highlighted!in!Appendix!F.!

!

6.3! The!Table!in!Appendix!D!shows!that!the!104,785!extra!development!capacity!within!

the!MHS!<300m2!in!ACAP!(ACDC!v1),!has!dropped!to!24,922.!!The!Table!in!

Appendix!D!shows!the!development!capacity!of!64,420&of!the!PAUP!(ACDC!v1),!

has!increased!to!92,657!under!ACAP!(ACDC!v2)!$!Ceiling!as!the!PDEG!had!

agreed,!or!128,608!with!the!Raised!$!Ceiling.!A!good!increase!showing!the!benefits!

of!the!ACAP!modifications,!but!a!long!way!away!from!the!181,182!additional!

development!capacity!envisaged!by!Council!in!ACAP!(ACDC!v1).!!

!

7.0& Reasons&for&the&Difference&in&ACAP&Version&1&and&Version&2&Results&

!

7.1! Examining!in!close!detail!the!Table!in!Appendix!E!gives!a!good!insight!into!the!

reasons!for!the!vastly!different!development!capacity!numbers!achieved!between!

v1!and!v2.!!
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!

7.2! The!main!issue!(as!highlighted!in!Cl!5.7)!is!that!under!ACAP!the!allowable!house!

numbers!on!each!site!were!affectively!doubled,!but!by!not!changing!the!LUT’s,!the!

same!(large)!size!house!was!considered!to!be!placed!on!a!site!half!the!size.!The!

original!LUT’s!worked!on!a!ratio!of!house!size!x!sale!price!$/m2,!so!the!ACAP!v1!

assumed!that!the!large!house!could!be!sold!on!a!really!small!section,!for!a!very!

high!price.!!

!

7.3! Some!examples!of!the!bizarre!results!that!the!ACAP!v1!produced!(see!Appendix!E)!

and!that!Auckland!Council!have!provided!in!Evidence!as!showing!robust!

development!capacity.!

i.! 13!Tyrian!Close,!Half!Moon!Bay!(Row!2!in!Appendix!E).!1!existing!house!on!a!

854m2!section,!with!a!current!CV!of!$810,000.!ACAP!v1!“assumed”!4!No!

220m2!houses!would!be!built,!on!214m2!sections!(gross,!therefore!still!need!to!

allow!for!driveways!etc),!and!that!each!of!the!4!houses!would!be!able!to!be!sold!

for!$1.65m.!Yes:!$810,000!current!value!for!all!the!854m2!land!and!1!house,!

but!ACAP!v1!assumed!people!would!buy!4!houses!on!a!quarter!the!land!area.!

Within!the!MHS!zone!under!PAUP!and!ACAP!rules,!there!is!no!possible!way!

that!a!200m2!house!can!fit!on!a!gross!site!of!214m2,!when!applying!a!height!

limit!of!8f9m,!and!complying!with!all!the!front,!side!and!rear!yards,!driveways,!

turning!circles,!urban!design!issues!etc.!Furthermore,!from!a!sales!viability!

perspective,!most!sensible!people!will!just!by!the!adjoining!house!and!land!for!

the!circa!$810,000,!rather!than!spend!$1.65m!for!a!house!on!a!¼!site!!

ii.! 17!Deverell!Pl,!North!Cross,!North!Shore!(Row!14,!in!Appendix!E).!1!House!on!

a!631m2!section,!with!a!CV!of!$690,000.!!ACAP!v1!“assumed”!3!No!200m2!

houses!would!be!built,!on!210m2!sections!(gross,!therefore!still!need!to!allow!

for!driveways!etc),!and!that!each!of!the!3!houses!would!be!able!to!be!sold!for!

$1.30m.!The!$1.3m!is!roughly!twice!the!CV!of!the!house!on!a!full!site!!

iii.! 96!Cowhead!Rd,!Manurewa!(Row!44,!in!Appendix!E!and!F).!1!House!on!a!

684m2!section,!with!a!CV!of!$355,000.!!ACAP!v1!“assumed”!3!No!178m2!

houses!would!be!built,!on!228m2!sections!(gross,!therefore!still!need!to!allow!

for!driveways!etc),!and!that!each!of!the!3!houses!would!be!able!to!be!sold!for!

$850,000.!The!$850k!is!roughly!2.4!times!the!CV!of!the!house!on!a!full!site!!

Who!in!Manurewa!would!pay!2!to!2.5!times!the!value!of!a!large!site!and!

existing!house,!to!live!in!a!new!house!on!a!very!small!(1/3!size)!section?!

iv.! Many!of!the!other!examples!in!Appendix!E!show!similar!results.!
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v.! What!is!very!evident!from!the!Examples!in!Appendix!E,!is!that!the!building!sizes!

highlighted!under!ACAP!(ACDC!v1)!have!not!been!validated!against!Council’s!

own!submissions!on!Building!form,!as!provided!within!the!Nick!Roberts!

Evidence.!The!big!houses!as!shown!in!ACAP!(ACDC!v1)!can’t!fit!on!the!small!

sites,!without!changing!the!height!limits!or!increasing!the!site!coverage!%!!

!

7.5! The!introduction!of!a!“$!Ceiling”!allowance!has!been!made!into!the!ACDC.!The!“$!

Ceiling”!inclusion!was!complicated,!as!the!adjustment!in!future!will!probably!need!

to!be!completed!relative!to!each!CAU,!as!the!median!price!of!some!CAU’s!will!be!

more!effected!by!already!intensified!existing!stock!(as!the!Auckland!CBD)!and!

other!CAU’s!where!there!is!a!predominance!of!single!houses.!In!the!meantime!we!

have!adopted!a!very!conservative!approach,!which!needs!to!be!reviewed!in!great!

detail!when!the!ACDC!Model!is!further!reviewed,!(see!Section!8).!

!

7.6! The!effect!of!the!$!ceiling!with!the!PDEG!approved!numbers!was!to!provide!a!

feasible!development!capacity!of!92,657!dwellings.!By!raising!the!$!Ceiling!amount!

(as!also!shown!in!Appendix!D),!KB!has!refrun!the!ACDC!Model!and!highlights!that!

this!would!make!128,608!feasible!development!capacity!dwellings.!This!is!in!effect!

providing!a!Range!of!potential!feasible!dwellings,!not!withstanding!that!some!in!the!

PDEG!thought!the!$!Ceiling!conditions!that!led!to!the!92,657!were!too!

conservative.!The!size!of!the!Range!highlights!that!more!work!is!required!to!

commission,!test!and!review!the!ACDC!fully.!All!these!numbers!are!a!long!way!

short!of!the!181,182!that!the!ACAP!(ACDC!v1)!showed.!

!

!

8.0& Issues&that&will&affect&the&reality&of&the&forecast&development&capacity&

!

8.1! It!has!been!highlighted!within!the!013EG!Report,!that!there!are!a!series!of!factors!

which!will!reduce,!or!increase!the!forecast!development!capacity!numbers.!For!

completeness!we!will!highlight!these!again!below.!There!are!many!Members!of!the!

013EG!who!have!varying!views!on!the!effects!of!each!issue.!

!

1.&Issues&that&will&reduce&the&achieved&reality&from&the&ACDC&results&
&

a.& Development&chance!Over!a!30!year!time!period,!this!will!likely!knock!out!30f40%!

of! the! development! feasible! dwelling! numbers.! There! are! just! so!many! property!

owners!who!are!very!content!with!the!existing!use!of!their!property.&
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b.! Capacity&utilisation.!This!will!probably!have!a!greater!reduction!effect!in!the!lower!

sale!price!areas,!where!developers!are!likely!to!build!lower!cost!terrace!homes,!

than!apartments.!Many!of!the!Pacifica!cultures!are!also!not!likely!to!be!attracted!to!

apartment!living,!which!will!affect!built!typologies!in!their!neighbourhoods.!

c.! Infrastructure&constraints:!utility&providers&stifle&development.&This!is!just!so!

important!to!resolve.!Hopefully!the!utility!providers!will!study!the!ACDC15!Maps!

very!carefully!and!ensure!sufficient!infrastructure!is!provided!in!locations!athat!

show!intensification!is!development!feasible.!

d.! Development&sites&costing&more&than&the&CV.!As!the!current!PAUP!does!not!

provide!sufficiently!upzoned!brownfield!land!opportunity,!until!there!is!an!increase!

in!upzoned!land,!this!issue!will!continue!to!be!a!problem.!Site!owners!who!have!

been!“blessed”!with!a!substantial!upzoning,!will!feel!that!they!are!entitled!to!a!

windfall!profit!as!a!result.!This!can!be!substantially!reduced,!by!providing!

developers!with!greater!supply!opportunities.!

&
2.&Issues&that&will&increase&the&achieved&reality&from&the&ACDC&results&
&

a.! Site&amalgamation!Amalgamation!is!a!time!consuming!and!costly!exercise,!that!

only!a!limited!number!of!developers!have!the!patience!to!undertake.!The!low!level!

of!development!feasible!sites!in!the!mixed!housing!zones,!predominantly!I!believe!

due!to!the!density!restrictions,!mean!that!only!the!THAB!zoned!sites!will!benefit!

substantially!from!amalgamation.!My!strong!suggestion!is!to!abolish!the!density!

rules!in!the!mixed!house!zones,!and!focus!on!the!design!controls!for!these!areas.!

b.& The&effects&of&time&improving&viability&on&any&chosen&site.&There!is!no!doubt!

that!a!number!of!areas!that!were!developed!30f40!years!ago!(such!as!Farm!Cove)!

that!are!not!development!feasible!currently,!will!get!closer!to!becoming!

development!feasible!in!the!20f30!year!timeframe!of!the!Auckland!Plan.!However!

the!converse!could!be!said!in!that!a!land!owner!sitting!on!a!site!that!is!not!

development!feasible!today,!would!sit!back!and!wait!for!his!house!to!“deteriorate”!

for!a!20f30!year!period,!so!that!in!Year!28!he!can!underftake!an!intensified!

development.!Many!of!these!owners!will!choose!to!renovate!and!/!or!extend!their!

property,!such!that!unless!a!property!is!upzoned!substantially,!these!sites!will!stay!

similar!to!what!they!are!now.!Countering!this!improvement!in!development!viability,!

is!that!if!a!site!is!not!upfzoned!sufficiently!to!provide!a!near!term!feasible!ref

development!alternative,!the!owner!of!the!“tiring”!house!may!choose!to!refurbish!

and!extend!his!stand!alone!house!on!a!full!site.!The!extent!of!the!refurbishments!

and!extensions!then!often!make!future!refdevelopment!to!a!more!intense!form,!

even!more!costly!to!purchase!the!land!parcel.&
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c.& Very&effective&developers&being&able&to&perform&better&than&the&“mid&range”&

assumptions.&&

!!!

!

9.0& Future&Development&of&the&ACDC&Model&and&Concluding&Comments&

!

9.1! The!work!that!PF,!AT!and!KB!have!done!with!the!ACDC!Model!during!the!last!two!

weeks,!give!us!all!confidence!on!what!an!outstanding!asset!the!ACDC!Model!will!

be!for!Auckland!Council.!The!ACDC!will!work!very!well,!but!like!any!new!piece!of!

equipment,!the!owner!(Auckland!Council)!will!need!to!invest!into!the!ACDC!over!

the!next!1f2!months,!effectively!commissioning!the!new!piece!of!equipment,!and!

investing!into!the!further!capability!that!the!ACDC!has,!which!has!yet!to!be!utilised.!!

!9.2! The!review!requested!by!the!IHP!(as!Appendix!A)!has!taken!PF,!AT!and!KB!a!huge!

amount!of!time!during!the!last!two!weeks.!Much!of!this!work!has!had!to!be!carried!

out!under!substantial!time!pressures.!What!is!now!needed!is!for!the!ACDC!to!be!

effectively!commissioned!during!the!next!1f2!months,!so!that!without!time!

pressures!all!the!issues!can!be!considered,!the!PDEG!can!be!involved,!and!all!the!

scenarios!going!forward!can!be!fully!tested!and!reviewed.!

9.3! During!the!commissioning!stage!of!the!ACDC!Model,!the!ACDC!should!be!used!to!

test!a!range!of!dwelling!sizes!and!prices,!involving!15f20!model!runs!that!test!a!

range!of!sizes!and!prices!for!each!parcel,!so!that!the!lowest!possible!price!dwelling!

that!is!commercially!feasible!is!determined,!and!the!overall!number!of!dwellings!

that!can!be!built!in!the!lower!price!ranges!is!known.!!This!would!be!a!very!useful!

addition!to!the!ACDC!and!allow!a!range!of!useful!tables!to!be!provided,!including!

the!number!of!dwellings!that!are!commercially!feasible!at!each!price!point!range,!

$300,000!f!$400,000,!$400,000!f!$500,000,!etc.,!and!broken!down!by!dwelling!

type,!location,!zone,!etc.!!This!is!the!key!to!understanding!whether!a!lot!of!new!

dwellings!will!actually!be!built!under!the!PAUP,!as!for!10,000!plus!dwellings!to!be!

built!annually,!a!large!proportion!need!to!be!priced!under!$500,000,!and!ideally!

under!$400,000.!

9.4! We!all!now!agree!that!it!has!been!essential!for!an!accurate!“$!Ceiling”!to!be!

provided!within!the!ACDC!Model,!as!a!“validator”!of!output!results!(see!Cl!7.5!and!

7.6!above).!Some!of!the!PDEG!and!the!013EG!were!surprised!to!learn!that!a!“$!

Ceiling”!tool!had!not!been!included!in!the!PAUP!(ACDC!v1).!A!realistic!$!Ceiling!

adjustment!will!be!required!in!further!iterations!of!the!ACDC!Model.!
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9.5! Once!the!commissioning!envisaged!in!Cl!8.1!to!8.4!is!completed,!when!Council,!the!

IHP!or!others!want!to!make!locational(changes(of(where(zones(are(applied,!or!

when!considering(the(likely(development(capacity(effect(of(increasing(a(

height(limit!within!a!Town!Centre!from!(say)!4!storeys!to!8!storeys,!the!ACDC!will!

cope!with!this!well,!without!or!minimal!peer!review.!LUT’s!will!not!need!to!change.!

!
With!effective!commissioning,!when!the(rules(of(a(zone(are(changed!(as!this!

ACAP),!then!the!LUT’s!will!have!to!still!be!changed.!This!will!still!need!to!be!peer!

reviewed,!using!property!development!professionals!with!expertise!in!this!field,!

although!future!peer!reviews,!after!Cl!8.1!to!8.4!are!completed,!will!not!require!the!

same!length!of!time!that!this!peer!review!has!taken.!

!

8.6! The!ACAP!(ACDC!v2)!Maps!are!provide!in!Appendices!G,!H!and!I.!As!can!be!seen!

from!the!Legend,!the!darker!colours!are!the!sites!with!feasible!development!

capacity.!It!is!interesting!to!note!the!mismatch!of!feasible!development!capacity!

within!most!parts!of!the!Auckland!Isthmus!area,!relative!to!the!substantial!

intensification!intended!within!the!Auckland!Plan.!This!is!predominantly!due!to!the!

height!and!other!restrictions!imposed!in!these!areas.!

!

8.7! The!vast!differences!in!feasible!development!capacity!numbers!between!v1!and!v2,!

highlight!that!the!ACDC!Model!should!only!be!used!again!after!8.1!–!8.4!above!has!

been!completed.!PF,!AT!and!KB!all!feel!very!strongly!about!this.!Any!Auckland!

Council!ACDC!Model!use!without!8.1!–!8.4!being!completed!will!not!be!reliable.!

! !
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Appendix&A(

!

 

Memo capacity amended model additional information 2015-09-25 

Memo  Friday 25 September 2015 

To: Auckland Council, Patrick Fontein, Adam Thompson  
 

CC:  David Hill, 013 Expert Group (for information only)  

From: Phill Reid, Hearing Manager  
 

Subject:  059, 060, 062 and 063 Residential hearings topics - Panel direction for 
additional information on capacity forecasts  

 
The 013 Expert Group developed the Auckland Council Development Capacity (ACDC) 
model dated July 2015 that was used to forecast developable residential capacity for the 013 
Topic – RPS Urban Growth.  This model was used to provide the Panel with capacity 
forecasts based on the notified PAUP.  Subsequently in evidence the Council has proposed 
modified zone rules for a number of the residential zones and in particular has proposed 
modifying the density controls.  As these proposed modifications to density controls are 
expected to significantly affect residential capacity the Council re-ran the ACDC model to 
reflect the modified density controls.  The results of that modelling have been included in the 
Council’s evidence on the residential topics due to be heard starting 14 October 2015.   
 
Patrick Fontein and Adam Thompson (who were members of the 013 Expert Group) have 
filed evidence on the residential topics questioning the assumptions and judgements used in 
the re-run of the ACDC model.  In their view, these issues are sufficient to call into question 
the reliance the Panel should place on the results of this modelling.  
 
Given the importance of these capacity forecasts for the Panel’s consideration of the 
residential topics the Panel wishes to have clarified the extent to which the assumptions and 
judgements critiqued by Patrick Fontein and Adam Thompson impact on the capacity 
forecasts.  To have this point clarified the Panel directs that Patrick Fontein and Adam 
Thompson develop an agreed set of assumptions and judgements required to re-run the 
ACDC model to properly reflect the modified density controls proposed by the Council. The 
Panel directs the RIMU team to work with Patrick Fontein and Adam Thompson to achieve 
and report re-run ACDC model results prior to 14 October 2015 (commencement of the 
hearings).   
 
The Panel requests Patrick Fontein and Adam Thompson to identify, compare and report the 
key differences in assumptions and judgements used in this re-run of the ACDC model 
relative to those used for the Kyle Balderston evidence dated 8 September 2015, and 
relative to those used in the initial ACDC modelling dated 22 July 2015.  
 
The Panel requests Kyle Balderston to present the results of the re-run ACDC model in a 
manner that enables ready comparison with the results presented in his evidence dated 8 
September 2015, and with the results from the initial ACDC model dated 22 July 2015.  
 
For clarification, this direction is to identified parties involved in the 059, 060, 062 and 063 
Residential Hearings Topics and does not call upon parties that were involved in the 013 
RPS Urban Growth Hearings Topic to file further evidence or report to the Panel.  
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Appendix&D:&Output&Tables&Comparing&the&PAUP&with&ACAP&v1&and&v2,&Pg.&1&

!

Feasible(Developable(Capacity(Comparison:(PAUP,(ACAP(v1(and(ACAP(v2

UP#Base#Zone

Floorspac
e#

Typology#
Code

Floorspace#Typology#
Description

Capacity#
Enabled#
(ACAP#

(ACDC#V2))

C
a
p
a
c
i
t

Feasible#
Capacity#
PAUP#

(ACDC#v1)

Feasible#
Capacity#
ACAP#

(ACDC#v1)

Feasible#
Capacity#
ACAP#

(ACDC#v2)#
PDEG#
Ceiling

Feasible#
Capacity#
ACAP#

(ACDC#v2)#
Raised#
Ceiling

SH,$LL$R&CS A1 Single$Hs:$500m2+ 19,353$$$$$$$$ $ 9,413&&&&&&& & 6,144&&&&&&& & 9$$$$$$$$$$$$$$ $ 9$$$$$$$$$$$$$$ $
B1 MHS:$Hs$400m2+ 6,550$$$$$$$$$$ $ 2,535&&&&&&& & 778&&&&&&&&&& & 9$$$$$$$$$$$$$$ $ 13$$$$$$$$$$$$$$$$ $
B2 MHS:$Hs$3009400m2 18,740$$$$$$$$ $ 1,085&&&&&&& & 4,312&&&&&&& & 9$$$$$$$$$$$$$$ $ 9,261$$$$$$$$$$ $
B3 MHS:$Hs$2009300m2 82,064$$$$$$$$ $ 10,290&&&&&& 104,785&&&& 24,922$$$$$$$ $ 27,946$$$$$$$$ $
C1 MHU:$Hs$400m2+ 2,312$$$$$$$$$$ $ 2,325&&&&&&& & 1,342&&&&&&& & 9$$$$$$$$$$$$$$ $ 9$$$$$$$$$$$$$$ $
C2 MHU:$Hs$3009400m2 4,967$$$$$$$$$$ $ 565&&&&&&&&&& & 1,036&&&&&&& & 9$$$$$$$$$$$$$$ $ 2,414$$$$$$$$$$ $
C3 MHU:$Hs$2009300m2 10,006$$$$$$$$ $ -&&&&&&&&&&& & 8,123&&&&&&& & 9$$$$$$$$$$$$$$ $ 5,969$$$$$$$$$$ $
D2 MHS:$Tce$3009400m2 3,632$$$$$$$$$$ $ in$B2 in$B2 9$$$$$$$$$$$$$$ $ 942$$$$$$$$$$$$$ $
D3 MHS:$Tce$2009300m2 191,430$$$$$$ $ in$B3 in$B3 2,048$$$$$$$$$$ $ 14,292$$$$$$$$ $
D4 MHS:$Tce$<200m2 10,382$$$$$$$$ $ -&&&&&&&&&&& & 4,965&&&&&&& & 370$$$$$$$$$$$$$ $ 370$$$$$$$$$$$$$ $
E2 MHU:$Tce$3009400m2 415$$$$$$$$$$$$$ $ in$C2 in$C2 9$$$$$$$$$$$$$$ $ 9$$$$$$$$$$$$$$ $
E3 MHU:$Tce$2009300m2 22,692$$$$$$$$ $ in$C3 in$C3 9$$$$$$$$$$$$$$ $ 2,084$$$$$$$$$$ $
E4 MHU:$Tce$<200m2 99,949$$$$$$$$ $ 2,309&&&&&&& & 4,270&&&&&&& & 7,732$$$$$$$$$$ $ 7,732$$$$$$$$$$ $
F1 THAB$3$Level$Tce 265$$$$$$$$$$$$$ $ in$I1 in$I1 67$$$$$$$$$$$$$$$ $ 67$$$$$$$$$$$$$$$$ $
F3 THAB$5$Level$Tce 18,910$$$$$$$$ $ in$I3 in$I3 9$$$$$$$$$$$$$$ $ 9$$$$$$$$$$$$$$ $
G1 MU$3$Level$Tce 3,333$$$$$$$$$$ $ in$J1 in$J1 800$$$$$$$$$$$$$ $ 800$$$$$$$$$$$$$ $
G2 MU$4$Level$Tce 53,943$$$$$$$$ $ in$J2 in$J2 6,988$$$$$$$$$$ $ 6,988$$$$$$$$$$ $
H1 TC$3$Level$Tce 16,147$$$$$$$$ $ in$K1 in$K1 2,106$$$$$$$$$$ $ 2,106$$$$$$$$$$ $
H2 TC$4$Level$Tce 27,404$$$$$$$$ $ in$K2 in$K2 655$$$$$$$$$$$$$ $ 655$$$$$$$$$$$$$ $
I1 THAB$3$Level$Apmt 2,879$$$$$$$$$$ $ 73&&&&&&&&&&&& & 2,986&&&&&&& & 2,612$$$$$$$$$$ $ 2,612$$$$$$$$$$ $
I3 THAB$5$Level$Apmt 175,543$$$$$$ $ 4,997&&&&&&& & 11,613&&&&&& 13,628$$$$$$$ $ 13,628$$$$$$$$ $
I4 THAB$6$Level$Apmt 3,095$$$$$$$$$$ $ -&&&&&&&&&&& & -&&&&&&&&&&& & 9$$$$$$$$$$$$$$ $ 9$$$$$$$$$$$$$$ $
J1 MU$3$Level$Apmt 950$$$$$$$$$$$$$ $ 7&&&&&&&&&&&&&& & 7&&&&&&&&&&&&&& & 33$$$$$$$$$$$$$$$ $ 33$$$$$$$$$$$$$$$$ $
J2 MU$4$Level$Apmt 34,445$$$$$$$$ $ 5,270&&&&&&& & 5,270&&&&&&& & 6,186$$$$$$$$$$ $ 6,186$$$$$$$$$$ $
J3 MU$5$Level$Apmt 975$$$$$$$$$$$$$ $ 165&&&&&&&&&& & 165&&&&&&&&&& & 301$$$$$$$$$$$$$ $ 301$$$$$$$$$$$$$ $
J4 MU$6$Level$Apmt 3,925$$$$$$$$$$ $ 536&&&&&&&&&& & 536&&&&&&&&&& & 1,528$$$$$$$$$$ $ 1,528$$$$$$$$$$ $
K1 TC$3$Level$Apmt 5,345$$$$$$$$$$ $ 150&&&&&&&&&& & 150&&&&&&&&&& & 198$$$$$$$$$$$$$ $ 198$$$$$$$$$$$$$ $
K2 TC$4$Level$Apmt 16,307$$$$$$$$ $ 639&&&&&&&&&& & 639&&&&&&&&&& & 901$$$$$$$$$$$$$ $ 901$$$$$$$$$$$$$ $
K3 TC$5$Level$Apmt 2,983$$$$$$$$$$ $ 707&&&&&&&&&& & 707&&&&&&&&&& & 175$$$$$$$$$$$$$ $ 175$$$$$$$$$$$$$ $
K4 TC$6$Level$Apmt 36,225$$$$$$$$ $ 1,784&&&&&&& & 1,784&&&&&&& & 990$$$$$$$$$$$$$ $ 990$$$$$$$$$$$$$ $
K5 TC$7$Level$Apmt 4,134$$$$$$$$$$ $ 1,324&&&&&&& & 1,324&&&&&&& & 1,084$$$$$$$$$$ $ 1,084$$$$$$$$$$ $
K6 TC$8$Level$Apmt 11,360$$$$$$$$ $ 3,533&&&&&&& & 3,533&&&&&&& & 3,770$$$$$$$$$$ $ 3,770$$$$$$$$$$ $
K7 TC$9$Level$Apmt 2,290$$$$$$$$$$ $ 1,237&&&&&&& & 1,237&&&&&&& & 243$$$$$$$$$$$$$ $ 243$$$$$$$$$$$$$ $
K8 TC$10$Level$Apmt 12,424$$$$$$$$ $ 1,047&&&&&&& & 1,047&&&&&&& & 1,384$$$$$$$$$$ $ 1,384$$$$$$$$$$ $
K9 TC$11$Level$Apmt 938$$$$$$$$$$$$$ $ 455&&&&&&&&&& & 455&&&&&&&&&& & 608$$$$$$$$$$$$$ $ 608$$$$$$$$$$$$$ $
K10 TC$12$Level$Apmt 8,985$$$$$$$$$$ $ 578&&&&&&&&&& & 578&&&&&&&&&& & 612$$$$$$$$$$$$$ $ 612$$$$$$$$$$$$$ $
K11 TC$13915$Level$Apmt 9,725$$$$$$$$$$ $ 3,398&&&&&&& & 3,398&&&&&&& & 4,029$$$$$$$$$$ $ 4,029$$$$$$$$$$ $
K12 TC$16918$Level$Apmt 162,920$$$$$$ $ 3,647&&&&&&& & 3,647&&&&&&& & 3,646$$$$$$$$$$ $ 3,646$$$$$$$$$$ $
K13 TC$18925$Lev$Apmt 1,490$$$$$$$$$$ $ 322&&&&&&&&&& & 322&&&&&&&&&& & 351$$$$$$$$$$$$$ $ 351$$$$$$$$$$$$$ $
K14 TC$25930$Lev$Apmt 1,145$$$$$$$$$$ $ 19&&&&&&&&&&&& & 19&&&&&&&&&&&& & 103$$$$$$$$$$$$$ $ 103$$$$$$$$$$$$$ $
K15 TC$30+$Lev$Apmt 18,235$$$$$$$$ $ 6,010&&&&&&& & 6,010&&&&&&& & 4,587$$$$$$$$$$ $ 4,587$$$$$$$$$$ $

Grand#Total 1,108,812### 64,420####### # 181,182##### # 92,657####### # 128,608###### #

TC

THAB

MU

Centre$Zones

MHS

MHU

MHS

MHU

THAB

MU
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Appendix&F:&$&Ceiling&factor,&adjusted&to&more&conservative&on&the&8th&Oct&

&

Dwelling(Floor(Area(by(Typology(and(Location(($(Ceiling(Adjust),(8th(October

Typology Code FAR
$Ceiling 
Fri 2 Oct

$Ceiling 
Thu 8 Oct 1 2 3 4 5 6 7 8 9 10

Single Hs: 500m2+ A1 0.5 1.4 1.5 170 180 190 200 210 220 230 240 250 260
MHS: Hs 400m2+ B1 0.6 1.3 1.4 160 165 170 180 190 200 210 220 230 240
MHS: Hs 300-400m2 B2 0.7 1.2 1.3 130 140 150 160 170 180 190 200 200 200
MHS: Hs 200-300m2 B3 0.75 1.1 1.2 110 120 130 140 150 155 160 165 170 175
MHS: Hs <200m2 B4 0.8 1.0 1.2 85 90 95 100 105 110 115 120 125 130
MHU: Hs 400m2+ C1 0.7 1.3 1.4 165 170 175 185 195 205 215 225 235 245
MHU: Hs 300-400m2 C2 0.8 1.2 1.3 130 140 150 160 170 180 190 200 210 220
MHU: Hs 200-300m2 C3 0.85 1.1 1.2 120 130 140 150 160 165 170 175 180 185
MHU: Hs <200m2 C4 0.9 1.0 1.2 95 100 105 110 115 120 125 130 135 140
MHS: Tce 400m2+ D1 0.7 1.2 1.3 170 180 190 200 210 220 230 240 250 260
MHS: Tce 300-400m2 D2 0.8 1.1 1.2 130 140 150 160 170 180 190 200 200 200
MHS: Tce 200-300m2 D3 0.9 1.0 1.2 110 120 130 140 150 155 160 165 170 175
MHS: Tce <200m2 D4 1 0.9 1.2 85 90 95 100 105 110 115 120 125 130
MHU: Tce 400m2+ E1 0.9 1.2 1.2 170 180 190 200 210 220 230 240 250 260
MHU: Tce 300-400m2 E2 1 1.1 1.2 130 140 150 160 170 180 190 200 210 220
MHU: Tce 200-300m2 E3 1.1 1.0 1.2 120 130 140 150 160 165 170 175 180 185
MHU: Tce <200m2 E4 1.2 0.9 1.2 95 100 105 110 115 120 125 130 135 140
MHU: Apmt <200m2 Z1 1.2 0.8 1.0 90 95 100 105 110 115 120 125 130 140
THAB 3 Level Tce F1 1.2 1.0 1.2 98 106 114 122 130 138 90 100 115 140
THAB 4 Level Tce F2 1.5 1.0 1.2 98 106 114 122 80 84 90 100 115 140
THAB 5 Level Tce F3 1.7 1.0 1.2 98 106 69 72 75 79 85 95 110 135
MU 3 Level Tce G1 2 1.0 1.2 97 104 111 118 125 132 90 100 115 140
MU 4 Level Tce G2 2.4 1.0 1.2 97 104 111 118 80 84 90 100 115 140
MU 5 Level Tce G3 2.8 1.0 1.2 97 104 69 72 75 79 85 95 110 135
TC 3 Level Tce H1 1.6 1.0 1.2 96 102 108 114 120 126 90 100 115 140
TC 4 Level Tce H2 2 1.0 1.2 96 102 108 114 80 84 90 100 115 140
TC 5 Level Tce H3 2.1 1.0 1.2 96 102 67 71 75 79 85 95 110 135
THAB 3 Level Apmt I1 1.2 0.8 1.0 98 106 114 122 130 138 90 100 115 140
THAB 4 Level Apmt I2 1.6 0.8 1.0 98 106 114 122 80 84 90 100 115 140
THAB 5 Level Apmt I3 2 0.8 1.0 98 106 65 70 75 79 85 95 110 135
THAB 6 Level Apmt I4 2.4 0.8 1.0 50 55 60 65 70 75 80 90 105 130
MU 3 Level Apmt J1 2.2 0.8 1.0 97 104 111 118 125 132 90 100 115 140
MU 4 Level Apmt J2 2.8 0.8 1.0 97 104 111 118 80 84 90 100 115 140
MU 5 Level Apmt J3 3.4 0.8 1.0 97 104 65 70 75 79 85 95 110 135
MU 6 Level Apmt J4 4 0.8 1.0 50 55 60 65 70 75 80 90 105 130
TC 3 Level Apmt K1 2.2 0.8 1.0 96 102 108 114 120 126 90 100 115 140
TC 4 Level Apmt K2 2.8 0.8 1.0 96 102 108 114 70 80 90 100 115 140
TC 5 Level Apmt K3 3.4 0.8 1.0 96 102 57 61 68 77 87 97 112 135
TC 6 Level Apmt K4 4 0.8 1.0 52 53 55 59 66.5 75 85 95 110 130
TC 7 Level Apmt K5 4.5 0.8 1.0 51 52 54 57.5 65 73 83 93 108 128
TC 8 Level Apmt K6 5 0.8 1.0 50 51 53 56.5 63.5 71 81 91 106 125
TC 9 Level Apmt K7 5.4 0.8 1.0 49 50 52.5 56 62 69 79 89 104 123
TC 10 Level Apmt K8 5.8 0.8 1.0 48 50 52.5 55.5 60.5 67 77 87 102 120
TC 11 Level Apmt K9 6.2 0.8 1.0 48 50 52 55 59 65 75 85 100 118
TC 12 Level Apmt K10 6.6 0.8 1.0 48 49.5 51 53.5 57.7 63 73 83 98 115
TC 13-15 Level Apmt K11 7.2 0.8 1.0 48 49 50 52.5 56 61.5 71 81 96 113
TC 16-18 Level Apmt K12 8 0.8 1.0 48 49 50 52 55 60 69 79 94 110
TC 18-25 Lev Apmt K13 9.5 0.8 1.0 48 49 50 52 54 58.5 67 77 92 108
TC 25-30 Lev Apmt K14 11 0.8 1.0 48 49 50 51.5 53 57 65 75 90 105
TC 30+ Lev Apmt K15 12 0.8 1.0 48 49 50 51 52 55.5 63 73 88 103
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