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Disclaimer 
Should you elect to continue to read this report, you do so on the basis that you agree to these 
terms: 

No reliance 
This report may only be relied upon by Ports of Auckland Limited to whom the report is addressed 
for the specific purpose to which it refers.  No responsibility is accepted or assumed to any third 
party, nor should there be any reliance placed upon this report by any third party, without our 
express written agreement. 

Reproduction 
Neither the whole of the report, nor any part of it, may be published in any document, statement, 
circular or otherwise by any party other than CBRE, nor in any communication with any third 
parties, without the prior written approval of CBRE of the form and context in which it appears.  

Scope 
The analysis contained in this report should be regarded as high level and indicative only and 
reflects the limitations imposed on this exercise; limitations which are necessary given the extent of 
information available, and the agreed scope of this exercise with Ports of Auckland Ltd.  We note 
that we have not been asked to prepare a registered valuation for financial reporting, financing or 
transaction purposes and this report and the analysis enclosed would not be appropriate for these 
purposes.  This report does not meet the minimum reporting requirements of Property Institute of 
New Zealand Valuation Standards, nor have we completed a number of the tasks required for the 
purposes of a registered valuation including a full inspection of the land, a review of the titles or 
the existing zoning in place (notwithstanding we have had some regard to this) or a number of 
other matters.  We have been asked to complete this high level consulting engagement in order to 
assist with POAL’s considerations and it is to be regarded as indicative only.   

Forecasts within this report 
It should be noted in relation to the forecasts contained in the report, that future property market 
variables cannot be estimated with certainty and our forecasts represent assumptions which are 
not guaranteed to hold.  Accordingly, our forecasts should only be considered in an illustrative 
rather than definitive context and no warranties are provided as to their eventual accuracy. The 
information should not be relied upon to replace professional advice on specific matters. 

Sources of information 
This document contains information which is directly derived from outside sources, without 
verification by us and CBRE does not warrant or represent that such information is accurate or 
correct.   
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1. Executive Summary 
1.1 Brief, approach & critical assumptions 

Ports of Auckland Limited (POAL) has requested that CBRE 
Limited (CBRE) consider potential alternative uses for the 77ha 
POAL occupies in the CBD and its potential development 
capacity (in terms of gross floor area).  Based on this high level 
review, POAL has requested that we provide an indicative value 
rangei for the land in the identified alternative use, if sold ‘in 
one line’ today.    As part of this we have reviewed the likely 
demand for retail, office and residential uses and therefore the 
rate at which the land is likely to be developed. 

 

 

 
POAL has also requested that we consider the impact of releasing 
the POAL land for alternative use on wider CBD and Wynyard 
Quarter supply and demand dynamics. 

In order to establish an estimate of land value, we have used the 
residual approach which utilises discounted cash flow methodology.  
The body of this report provides further detail with respect to each of 
the steps involved and the assumptions made but briefly we 
summarise our approach as follows: 
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Docklands, 
Melbourne, VIC 

146 ha 
Ports of 

Auckland 
77 ha 

Wynyard 
Quarter  
35 ha 

Viaduct 
Harbour 
13 ha 

At this juncture we note that the development of 77ha on 
Auckland’s waterfront would represent one of the largest 
redevelopment projects completed in Australasia.  The graphic 
to the left demonstrates the size of the port land alongside other 
relevant waterfront redevelopment sites.  The sheer scale of the 
site is critical to evaluating the value of the land ‘in one line’.   

We also note that the planning, urban design, engineering, 
traffic analysis, public consultation and commercial feasibility 
testing that would be completed prior to finally establishing a 
‘master plan’ or zoning for a site of this size would be 
considerable, to put it mildly, and ultimately all of this work 
would form the basis for, or underpin, land value in an 
alternative use. Clearly this has not commenced, let alone been 
completed.  Noting the time, information, and scope contraints 
that are necessarily imposed on this exercise at this stage and 
as outlined in more detail in Section 2 (The Brief), the analysis 
should be regarded as indicative only.  However, we are 
comfortable that the analysis presented is objective and based 
on reasonable assumptions albeit relatively coarse.  In this 
respect, in addition to the assumptions outlined in the body of 
this report, the following general assumptions have been made: 

1. The land would be available for mixed use commercial 
and residential development, generally in accordance with 
its highest and best use, having regard to the zoning 
controls that would likely be imposed (as discussed in the 
Site capacity section of this report). We are not urban 
design, planning or architecture experts; we have made 
certain assumptions that are required to inform our value 
modelling. 

 
 
 
 
 
 
 
 
 
2. There would be a requirement for significant areas of 

public open space including an esplanade reserve along 
the entire water frontage (as outlined in the Site Capacity 
section). 

3. The land would be available for sale on a pre-paid 
leasehold basis with a tenure of 90+ years (plus rights of 
renewal) available for commercial land (at the date of sale 
of the super lot, i.e. the prepayment period for the last lot 
sold in 2070 would commence in 2070) and 120+ years 
(plus rights of renewal) for residential zoned land, again at 
the date of sale of the super lot created.  We would regard 
freehold tenure as reflecting highest and best use but are 
conscious that, based on the experience in Wynyard 
Quarter, this is not likely to be possible.  

4. Development would commence in 2023 (with first 
buildings completed in 2025) on the basis that obtaining 
political support, and then subsequently planning consent, 
would likely take ten years (broadly consistent with Plan 
Change 4 in Wynyard Quarter).  This assumption is 
particularly difficult to define; to the extent that POAL 
would only move if an alternative site in Auckland could 
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be located, the timeframe might be considerably longer, 
for example. Equally, if there was strong political will and 
POAL volumes were temporarily diverted elsewhere (noting 
that we understand from POAL that the upper North Island 
requires all three existing ports to accommodate forecast 
future cargo volume), then it may be (theoretically) 
possible to achieve it more quickly.   

5. POAL would relocate from the port land in a single move; 
we understand from POAL that it would not be practicable 
to exit the site on a staged basis.  This is a critical 
assumption. 

6. The cost estimates provided by Beca and CBRE 
assumptions thereon prove to be broadly reasonable in the 
context of the proposed land development. 

7. That major contamination issues are not encountered 
across large areas of the site.  

 

1.2 Indicative value parameters 

In terms of the overall appraisal framework, we outline in the 
body of this report a number of alternative development 
scenarios, how these scenarios impact value and also consider 
value sensitivity relative to key variables.  In our opinion, this 
analysis generally suggests a value of between $300 and $600 
million ($390psm to $780psm) plus GST if any, for the land.  
This assumes long term prepaid leasehold tenure (as broadly 
outlined above) i.e. it is theoretically a lessee’s interest value 
albeit assuming a long term pre-paid lease.  

Generally, we are comfortable that this range presents an 
objective assessment of likely land value, however, given the 
significant number of assumptions underlying this assessment it 
is possible that value could fall above or below this range. 

 
To adopt a single point estimate is particularly difficult noting: 

• There are no comparable CBD waterfront sales of this 
magnitude in New Zealand and hence there are no 
precedents available to provide a ‘sense check’ of value.  

• The sensitivity of the asset / its high public profile.  The 
significant level of interest raised by the draft Auckland 
Unitary Plan perhaps provides an indication of the public 
interest that a redevelopment and rezoning of the port 
land would generate.  In practice, any redevelopment of 
the port land would attract considerable private and public 
attention and we expect that, if it were to be developed, it 
would likely involve a public sector development agency.  
For this reason, land value ‘in one line’ is unlikely to ever 
be tested.  This also potentially presents material risk to a 
private buyer who would be weary of investing significant 
effort into a transaction process that could be delayed or 
influenced by political factors.  

• The unique nature and scale of the opportunity.  The 
subject land is arguably some of the best available in 
Auckland, and indeed New Zealand.  For this reason it 
would likely attract considerable interest and it is possible 
that patient capital may well be willing to pay considerable 
value for an asset of this nature, potentially well above the 
levels modelled in this report. However, the scale of the 
opportunity and the quantum of initial investment (circa 
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$450 million) with a ‘built out’ value likely to exceed 
$10 billion in real terms would clearly limit the number of 
potential purchasers, particularly domestic purchasers. 

• International purchasers / likely OIO involvement.  There 
would be very strong international interest in the port land 

if it were offered to market ‘in one line’; however, sale to 
an international purchaser would require OIO approval 

because of the ‘sensitive’ nature of this land. 

If a point estimate is required, the midpoint of the range 
presented which equates to $450 million ($585psm) plus GST, 

if any, is relatively consistent with our baseline scenario and 
may therefore provide a reasonable indication of value given 

the underlying assumptions, although we re-iterate that we do 
not favour reference to a point estimate for an asset of this 

nature; the range presented is more informative in our opinion. 

As noted, a project of this scale and importance would almost 
certainly be completed by or in conjunction with a development 

agency managed or controlled by Auckland Council (e.g.. 
Auckland Waterfront Development Agency).  That is, it is 

unlikely in our opinion that the land would ever be sold ‘in one 
line’.  Nevertheless its value ‘in one line’ (as referenced in this 

report) is relevant to Auckland Council because in essence it 
represents the present value of the development opportunity at 

a market based discount rate. 
 

We note that the midpoint of the range referenced of $585psm, 
may on face appear low relative to the $2,000 to $3,000psm 
land values that apply to developed ‘super’ lots (of less than 1 
ha) in Wynyard Quarter (we note that we have applied an 
average of $3,500psm to completed super lots on the POAL 
land).  There are essentially three factors that drive this 
difference: 

1. Area. The net developable (or saleable) area of the POAL 
land is less than the current gross area because roading 
and public space needs to be provided i.e. some of the 
land cannot be sold and developed as it will be used for 
roading etc. The $585psm is calculated over the gross site 
area.  At a value of between $300m and $600m the 
equivalent rate per square metre over the net site area is 
$700psm to $1,400psm.  

2. Cost. Roads and infrastructure need to be developed, 
much of which would be at the cost of the developer. Beca 
has provided an estimate of the cost to develop internal 
roads etc. being. those costs that a developer would 
typically incur as opposed to the local body.  This equates 
to circa $327psm over the gross site area after allowing 
for the cash inflow offset associated with selling public 
land to Council but including the cost of upgrades to the 
sea wall that would be required to accommodate 
development.    
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3. Supply.  Wynyard Quarter is effectively a collection of 
super lots. The value of these super lots of say $2,000 to 
$3,000psm are for lots of sub one hectare.  POAL’s land 
holding is 77 hectares and represents close to a quarter of 
the existing CBD land area excluding Wynyard Quarter 
and the POAL land itself.  Put simply, price declines as 
supply increases.  In a valuation sense we manage this by 
using discounted cashflow methodology and assume that 
the land is released for development over a period of time 
which ensures the market is not flooded, so that value is 
maintained. 

   

The diagram below provides a conceptual illustration of 
these factors, albeit in a highly stylised fashion.  We note 
that: 

• The numbers have been rounded to the nearest 
$50psm.  

• Development cost is net of expected Council 
contribution (offset). 

• The deduction made for ‘supply discount’, developer 
profit and time value of money captures the fact that: 

- Development of this land would be expected to take 
in 40 to 50 years given the volume of land that 
could be made available to the market. 

- The developer of the land would expect to make a 
profit for the risk taken.  
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1.3 Other potentially relevant value 
considerations 
• To the extent that Auckland Council was willing to accept 

a lower return on capital than the market for a project of 

this nature, the net present value of the project would 
increase.  For example, if a 7.5% discount rate is applied 

over the life of the project, the residual value increases to 
$840 million (circa $1,090psm) plus GST if any.  We 

would stress that this would no longer be a market based 
residual land value, rather it could be considered a 

“project value” reflecting an applied cost of capital of 
7.5% pre-tax.  In this case, Auckland Council would 

effectively be taking holding and development risk at a 
return on capital that fails to compensate for these risks in 

a market context, however there may be other indirect 
benefits that accrue from the project which offset or justify 

this.  

• In some respects, it may be relevant to consider the value 

of the land at the point when POAL would be 

hypothetically exiting in 2023 at which time re-zoning is 
also assumed to have occurred. As a proxy for this we 

have considered the value of the land today (2013 dollars) 
assuming it was re-zoned and POAL could exit 

immediately.  This analysis (with the baseline assumptions 
otherwise unchanged) suggests a residual value of $450 

million (circa $585psm) plus GST if any, suggesting that 
our holding income assumptions initially neutralise the 

impact of delayed commencement. 

1.4 Impact on the wider CBD and Wynyard 
Quarter 
The release of the POAL land for development would occur at a 
time when other areas of the CBD such as Wynyard and the 

proposed CRL stations would also be actively promoted as 
development opportunities in terms of value and rate of 

development take up.   

Given a multitude of development opportunities (and location 
opportunities for occupiers driving development projects) there 

are substitution effects from the development of the POAL land 
that would displace land uses from other locations although 

distinct market niches with particular demand profiles would 
also likely apply in specific locations.  The impact of bringing 

the POAL land onto the market would likely be strongest on 
Wynyard given their similarities in aspect, amenity and overall 

environment.    

In terms of office, our analysis indicates that average annual 
take up at Wynyard will drop from approximately 10,000 sqm 

pre 2025 to 5,000 sqm post 2025 once development on the 
POAL land gets underway.  Not all of this decline can be 

attributed to the impact of the POAL land.  Some of it would 
occur naturally from declining options/opportunities at Wynyard 

as it gets progressively developed and some of it from 
competition from other areas such as the CRL stations.  We 

believe that the POAL land would capture 3,500 sqm or 35% 
of take up annually that would otherwise go to Wynyard.   
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We believe that the POAL land would have a greater focus on 
residential development than Wynyard.  Our adopted take up 
rate for Wynyard residential is 75 dwellings per annum average 

with the development of the POAL land and we believe that the 
POAL land would capture 30% of the apartment demand that 

would otherwise occur in Wynyard.   

Our analysis indicates that without the development of the 

POAL land, Wynyard would likely be built out around 2035-
2036.  We estimate that the competition posed by the POAL 

land being developed, with buildings completed from 2025 
onwards, would slow down Wynyard’s development by 9-10 

years with the area fully built out around 2045. 

 

 

 

 

 
  

                                                
i We note that we have not been asked to prepare a registered valuation for financial 
reporting, financing or transaction purposes and this report and the analysis enclosed 
would not be appropriate for these purposes.  This report does not meet the minimum 
reporting requirements of Property Institute of New Zealand Valuation Standards, nor 
have we completed a number of the tasks required for the purposes of a registered 
valuation including an inspection of the land, a review of the titles or the existing 
zoning in place (notwithstanding we have had some regard to this) or a number of 
other matters.  We have been asked to complete this high level consulting 
engagement in order to assist with POAL’s considerations and it is to be regarded as 
indicative only.   
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2. The Brief 
Ports of Auckland Limited (POAL) is often faced with the 
question of whether its land holdings on Auckland’s waterfront 
would be better used for alternative uses such as public space, 
residential development, commercial development including 
retail and entertainment uses and other civic spaces. Indeed, 
POAL’s presence on the Auckland waterfront sparks significant 
discussion.  When considering the suitability of POAL’s 
continued presence on Auckland’s waterfront, the following 
questions or issues (among others) are often raised: 

1. What economic impact (direct and indirect) does the Port 
have on Auckland’s GDP? 

2. Does a suitable alternative location for the port exist in 
Auckland or could cargo volumes be redirected to 
expanded Northland and Tauranga ports?  In this respect, 
we understand from POAL that analysis completed by PwC 
and others suggests that all three North Island ports are 
required to accommodate projected future cargo volumes.  

3. What would it cost to relocate the Port if this were 
contemplated? 

4. What is the 77ha of port land worth, if rezoned for 
commercial and residential development? 

These questions are all relevant and critical to evaluating the 
merits of any change to the existing port arrangements in 
Auckland, and potentially by consequence, New Zealand.  
POAL has asked CBRE Structured Transactions & Advisory 

Services (CBRE) to consider question 4 above; that is to 
consider the residual value of the port land in an alternative 
use.  CBRE Research and Consulting has been engaged as part 
of this exercise, to provide absorption forecasts for the retail, 
office and residential sectors and evaluate the market share that 
the POAL land may attract.  CBRE Research & Consulting has 
also considered the resulting impact of release of the port land 
on wider supply and demand dynamics in the CBD. 

As per our confirmed brief, POAL has not sought a study based 
on a detailed development concept for the site at this stage 
and, as a consequence, our adopted methodology is based on 
a comparatively high level approach to provide POAL with a 
considered but fairly coarse and indicative assessment of take 
up and the potential land value in an alternative use, 
acknowledging these constraints. 

At this juncture it is important to note that when the value of the 
port land is referenced there are potentially two types of value: 

• Gross realisation.  This is the value of the land once a 
network of roads has been developed, services (water, 
power etc.) are available to the sites and public spaces 
have been set aside.  This land value is comparable with 
sales observed in Wynyard Quarter or on Queen Street.   

• ‘In one line’ value.  This is the value of the land in its raw 
state ‘as is’, before the roads have been developed and 
paid for, services installed, etc.  To establish an ‘in one 
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line’ value, we also have to consider how long it will take 
to sell the serviced land blocks created once roads have 
been developed. 

When seeking to understand what value could be extracted 
from the land if sold ‘today’, it is the second of these estimates 
that is relevant, and it is this estimate that POAL has asked us to 
consider.  If Auckland Council were considering whether to 
relocate the port and sell the existing port land to a third party, 
it is this ‘in one line’ value that is the relevant benchmark.  The 
value that could be realised from the sale of a number of 
serviced lots (equivalent to those on Wynyard Quarter or found 
elsewhere in the CBD) is only part of the equation; there are 
costs associated with roading, earthworks, services, subdivision 
and the time taken to create and sell these serviced lots. To 
refer to the value of the ‘completed’ sites in isolation, misses 
part of the equation. 

In order to establish an estimate of land value, we have used 
the residual approach.  This approach relies on a discounted 
cash flow (DCF) methodology which applies an appropriate 
cost of capital (discount rate) to net development cash flows, as 
outlined in more detail in the Executive Summary section. 

This is typically the preferred method of valuation for larger 
blocks of development land and is regarded as appropriate in 
the case of this assignment.  
 

We note that we have not been asked to prepare a registered 
valuation for financial reporting, financing or transaction 
purposes and this report and the analysis enclosed would not 
be appropriate for these purposes.  This report does not meet 
the reporting requirements of Property Institute of New Zealand 
Valuation Standards, and a number of the tasks required for the 
purposes of a registered valuation including an inspection of the 
land, a review of the titles or the existing zoning in place 
(notwithstanding we have had some regard to this) and a 
number of other investigations have not been undertaken.  We 
have been asked to complete this high level consulting 
engagement in order to assist with POAL’s considerations and 
our findings are to be regarded as indicative only.   
 
This document contains information which is directly derived 
from outside sources, without verification by us and CBRE does 
not warrant or represent that such information is accurate or 
correct.   
 
It should be noted in relation to the forecasts contained in the 
report, that future property market variables cannot be 
estimated with absolute certainty and our forecasts represent 
assumptions which are not guaranteed to hold.  Accordingly, 
our forecasts should only be considered in an illustrative rather 
than definitive context and no warranties are provided as to 
their eventual accuracy. The information should not be relied 
upon to replace professional advice on specific matters. 
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3. Critical Assumptions 
In addition to the assumptions outlined in this report, the 

following general assumptions have been made: 
 

1. The land would be available for commercial and 
residential development, generally in accordance with its 

highest and best use, having regard to the zoning controls 
that would likely be imposed (as discussed in the Site 

capacity section of this report). We are not urban design, 
planning or architecture experts; we have made certain 

assumptions that are required to inform our value 
modelling.  Our analysis disregards existing zoning which 

is appropriate for the purpose of establishing value in an 
alternative use. 

2. There would be a requirement for significant areas of 
public open space including an esplanade reserve along 

the entire water frontage (as outlined in the Site Capacity 
section). 

3. The land would be available for sale on a pre-paid 
leasehold basis with a tenure of 90+ years (plus rights of 

renewal) available for commercial land and 120+ years 
(plus rights of renewal) for residential zoned land.  We 

would regard freehold tenure as reflecting highest and 
best use but are conscious that, based on the experience 

in Wynyard Quarter, this is not likely to be possible. We 
discuss this briefly in the Residual value analysis section. 

4. Development would commence in 2023 with the first 

buildings completed in 2025 on the basis that obtaining 
political support, and then subsequently planning consent, 

would likely take ten years (broadly consistent with Plan 
Change 4 in Wynyard Quarter).  This is an important 

assumption and particularly difficult to define; to the extent 
that POAL would only move if an alternative site in 

Auckland could be located, the timeframe might be 
considerably longer, for example. Equally, if there was 

strong political will and POAL volumes were temporarily 
diverted elsewhere while an alternative Auckland Port was 

‘fast tracked’, then it may be (theoretically) possible to 
commence development of the port land more quickly.   

5. POAL would relocate from the port land in a single move; 
we understand from POAL that it would not be possible to 

exit the site on a staged basis. This is a critical assumption 

6. The cost estimates provided by Beca (as discussed in the 

Residual value analysis section) prove to be broadly 
reasonable in the context of the proposed land 

development. 

7. That major contamination issues are not encountered 

across large areas of the site.  
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4. Site Capacity 
In order to apply residual value methodology we are required 

to consider the likely zoning and development capacity of the 
site.  

 
Essentially, we have assumed that the port land is developed 

into a number of development lots (by a master land 
developer who acquires the land from POAL) with road 

access, services to the boundary and public space, as is 
typical for a large scale land subdivision.  We then value the 

land blocks created in order to establish a gross realisation, 
deduct development costs and an allowance for profit for the 

master land developer, and establish the value that can be 
paid for the ‘raw’ land, as it is currently.  To do this it is 

necessary to: 

1. Establish how many land blocks will be available for 

sale.  This requires an evaluation of the net developable 
site area after road and public space areas have been 

accounted for.   

2. Establish the development capacity of the land blocks, 

i.e. how many apartments or what level of office floor 
area can be developed on these land blocks?  

4.1 Net Developable Site Area 
The table below provides our estimate of the net developable 

site area: 

 
Area (ha) 

Gross site area (excl. leased land) 77.0  
less: 

 
Public open space incl. esplanade reserves 18.4  
Spine roads 6.2  
Allowance for internal roads 9.3  

Net developable site area  43.0  

This reflects deductions from the gross 77ha for: 

1. Public domain.  We have had regard to the public space 

allowances in both Wynyard Quarter and the Viaduct 
Harbour, and taken into account the subject site’s 

specific characteristics.  A higher proportion of public 
space for the POAL land is logical noting its large areas 

of wharf (which are more costly to build on relative to 
firm ground), and its shape, noting that building on 

some of the area designated for public space in our 
proposal would inhibit views to the north and north east 

from much of the site which would not be value 
maximising.  The table overleaf provides a comparison 

between POAL, Wynyard Quarter and the Viaduct 
Harbour noting that both include areas of privately 

owned land which are inherently less vulnerable to 
political pressure for public open space.    
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Visually, this level of public space represents the area in 

green on the plan to the right.  We note that the public 
space allowed may not actually be positioned identically 

to that shown; the key issue is that suitable provision is 
made and we consider 24% of the site area to be 

reasonable all factors considered.  

2. Roading.  We have measured (using aerial imagery) a 

boulevard width spine road providing access to the two 

main piers and running parallel to Quay Street.  We 
have also made an allowance, in conjunction with 

advice from Beca, for ‘secondary roads’ that would 
service the land lots to be developed.   
 

We note that because of the considerable supply of land, 

changes at the margin to the net developable area do not 
have a considerable impact on value.  Essentially, if one 

further hectare of land is made available, it becomes the 
hectare that is developed and sold at the end of the project 

some 40+ years away.  When valued today, this future 
development cash flow is relatively immaterial to the analysis.  

 
 

 
 

 
 

 
 

 

 
 

 
 

 
 

 
 

 
 
 
 
 
 
 
 
 
  

Feature Viaduct  
Harbour 

Wynyard 
Quarter 

POAL 

Gross site area 13 ha 35 ha 77 ha 
Coastal frontage  1.6 km 3 km 6 km 
Public open space  2 ha 7 ha 18.4 ha 
% public open space  16% 19% 24% 
Avg. coastal frontage per 1 ha of 
gross site  118 m 86 m 79 m 
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4.2 Development Capacity 
In short, based on the location of the site and its size, we 
expect and assume that the land would be re-zoned to 

provide for mixed use development predominantly including 
office, residential and retail/entertainment development. This 

use is likely to be value maximising. 
 

In order to establish a value for the land, it is necessary to 
consider the site’s development capacity in terms of the 

number of residential apartments or office floor area that the 
land can accommodate.  The table below presents our 

estimate of the site’s development capacity in terms of gross 
floor area (GFA).   

 
    Area (sqm) 

Net developable area 
 

430,000  
Average achievable FAR 3.75:1  

 Achievable GFA   1,612,500  

 

Essentially, we are assuming that the net 43 hectares of the 
site will be capable of development to a floor area ratio (FAR) 

of 3.75:1. 
 

In order to establish the achievable FAR of 3.75:1, we have 
had regard to FAR ratios and height limits imposed by the 

zoning and achieved in Wynyard Quarter and the Viaduct 
Harbour (as shown in the table at the bottom of the page), in 

addition to the existing height limits on the POAL land.  While 
we are disregarding the existing port zoning for the purposes of 

this analysis, we consider the existing height limits relevant to 
the extent that they will set expectations from the perspective of 

adjoining land owners (particularly to the south).  The museum 
view shaft also affects the POAL land and we have had regard 

to this when setting the achievable FAR.   
 
We note that changes at the margin (if we assumed say an FAR 
of 3.5:1 or 4:1) do not materially change our value analysis.  

On the one hand an increase (decrease) in the assumed FAR 
increases (decreases) the value of the land blocks to be sold 

down, while on the other hand it increases (decreases) the time 
required to sell all of the land blocks.  To some extent these two 

factors offset one another; indeed our analysis suggests that 
FAR much in excess of 4:1 no longer adds material value.  

 
  

Development Control Viaduct  
Harbour Wynyard Quarter Wynyard Quarter with 

approved IDP POAL Proposed 

MFAR - minimum 1.0:1 1.5:1 1.5:1 
 

MFAR - predominant 3.5:1 2.5:1 3:1 - 4.5:1 3.75:1 
MFAR - maximum 3.5:1 3.75:1 9.7:1 

 
Max height - minimum 16.5m * 15.0m ** 18.0m ** 15.0m 
Max height - predominant 16.5m - 24m 15.0m 25m - 31m 18.0m 
Max height - maximum 30.0m 31.0m 52.0m 24.0m+ 

* Excluding Precinct Area 2     ** Excluding two small sites subject to max height controls of 5m and 10m 
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5. Absorption & Development Mix  
CBRE’s assessments for apartment and office take up on the 
POAL land are based on projections for the CBD’s residential 
and working population, the resultant growth of the CBD 
apartment and office market and the expected market share 
of the POAL land.  The projections assume take up on the 
POAL land occurring from 2025 onwards.  The take up 
projections take into consideration broader capacity within 
the CBD and the anticipated competitive supply environment 
including the possible timing of major supply 
projects/initiatives (such as Wynyard and CRL rail loop).   

Appendix I provides further analysis of historic demand and 
supply trends for each of the office, residential and retail 
sectors along with an overview of the market demand drivers 
looking forward. 

We note that the absorption estimates have a material impact 
on our residual value analysis and we comment on this in 
more detail in the Scenario Analysis section of this report. 

5.1 Office Take Up Projections 
For office take up we are guided by the market shares 
achieved by the wider Viaduct Basin area.  We have assumed 
that the combined market share of the Wynyard and POAL 
areas over the duration of the development will range 
between 45% and 63% annually of total CBD net absorption 
with an average of 57% over the life of the POAL project.  
There is an element of substitutability between the Wynyard 

and POAL areas with both competing for, and being a 
location aimed at predominantly providing, campus style 
office space.  In terms of the competition between Wynyard 
and the POAL land, we believe that in the initial phases of the 
POAL land development it will be less attractive than Wynyard 
but as Wynyard gets increasingly built out, the POAL land will 
gain market share and eventually match Wynyard’s market 
share.   

Our projections indicate an average annual office take up of 
approximately 8,000 sqm on the POAL land.   

5.2 Residential Take Up Projections 
For apartment take up, the experience of the Viaduct Basin 
area provides a guide but we believe that future rates of take 
up will exceed historic Viaduct rates on the basis of 
apartments becoming more mainstream housing options on 
this land, the amenity offered by the POAL land and an 
assumption around the tenure offered being market 
acceptable for a wide cross section of the purchaser market 
with this being matched by the apartment product provided.  
We also see the POAL land as more residential focused than 
Wynyard.   

Our projections indicate an average annual apartment take 
up of approximately 200 dwellings on the POAL land.   

In comparison to offices, we also believe that the range of 
possible take up outcomes is comparatively large for 
apartments.  This is due to the emerging nature of higher 
density living in the broader Auckland market, the aspirational 
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aspect of Council intentions for higher density living and the 
uncertainties associated with the way the regional provision of 
housing will evolve.  In this environment, while the provision 
of 200 dwellings per annum is realistic in our view based on 
historic guides and current expectations, it is possible that 
actual take up could exceed this considerably if the regional 
residential supply/demand environment becomes significantly 
more conducive towards the rapid residential development of 
the POAL land.   

5.3 Retail Take Up Projections 
We assume that the POAL land will not be developed as a 
large scale retail destination to compete with the CBD and 
suburban centres for specialty comparison type shopping and 
large format retail.  Rather, our assumption is that POAL 
land’s retail offer will develop mainly to cater for the everyday 
shopping needs of its resident and working population, in 
addition to being a food and beverage destination and 
providing for the convenience shopping needs of visitors to 
the area. 

Our retail take up projections incorporate the retail demand 
generated by the residential and working population forecast 
for the supermarket and grocery store, specialist food, liquor, 
pharmaceutical and other store based retail, and food and 
beverage categories.  Our projections also incorporate 
expected visitor expenditure and market based feasible store 
productivity rates.   

Assuming take up on the POAL land occurring from 2025 
onwards, our modelling of retail space demand indicates a 
requirement for 24,000 sqm of retail space by 2070 for the 
supermarket and grocery store, specialist food, liquor, 
pharmaceutical, stationary and other store based retail, and 
food and beverage categories.  This demand will be 
dominated by the food and beverage and the supermarket 
and grocery store categories.  While these store types are 
expected to form the backbone of retailing on the POAL land, 
it is likely that other forms of retailing will also develop to 
complement these, lifting the total amount of feasible retail 
space in the area to approximately 30,000 sqm.  This 
indicates 650 sqm per annum average although, in reality, 
retail development would occur in a much lumpier fashion 
over the duration of the POAL land’s development. 

5.4 Development Mix 
Based on these absorption forecasts it is appropriate to 
weight the land use towards residential development to 
ensure that land is used as efficiently (quickly) as possible.  
This is also appropriate in the context of the current and likely 
continuing housing shortage in Auckland.   

In order to ensure that the development horizon for both the 
office and residential components broadly equate, a GFA mix 
broadly consistent with the following is required: 
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Activity GFA (sqm) NFA (sqm) Count 

Residential 943,100  801,700 ∼9,200 units 
Commercial 431,100  366,500 na 
Retail & Entertainment 33,100  29,800 na 
Parking 205,200  na ∼7,300 parks* 
Total 1,612,500  1,197,900  

*above ground, with a similar number in the form of basement 
parking 

Based the absorption rates referenced in the prior section 
(8,000sqm of office pa and 200 residential apartments) this 
suggests a take up generally in accordance with the chart 
shown to the right.  

We note that there will likely be other uses that eventuate and 
take up a small proportion of the GFA capacity, including 
some short stay accommodation for example, however for the 
purposes of this analysis we consider it appropriate to 
consider the three primary uses.  

We note that the parking GFA has been established on the 
basis that 50% of the required car parking will be provided 
above ground and 50% will be provided as basement parking 
which (we assume) would not count towards GFA.   

Given the availability of land it is likely that some above 
ground parking buildings would develop and service a 
number of office buildings, for example, because this is likely 
to be more cost effective than multiple basement level parking 
solutions.  Equally, however, some basement parking will be 
demanded, particularly with respect to the residential 
development.  Appendix II provides more detail with respect 
to the parking assumptions we have made.  

We note that the mix assumptions do not have a material 
impact on value.  We have valued the land allocated to 
residential use slightly higher than the land allocated to 
commercial use but the impact is not great.  In practice, 
zoning would provide for a range of uses and development 
would no doubt evolve with a mix that differs from what we 
have proposed.  We are nevertheless comfortable with the 
assumptions as being a reasonable basis for analysis.  We re-
iterate that absorption rates are material to the value analysis. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

We have estimated the worker and resident population 
arising from this level of development.  Our workings are 
included as Appendix 5 and indicate 17,480 residents and 
25,600 workers on the fully built out POAL land.  
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6. Residual Value Analysis 

6.1 Value of Land Blocks 
As outlined in the prior section, the indicative development 
proposal provides a net developable area of circa 43 
hectares.  If we assume that this is subdivided into 5,000sqm 
blocks which are then sold to developers, this suggests the site 
can accommodate circa 86 development lots.  Each lot could 
accommodate in the order of:  

• 19,000sqm GFA (which equates to circa 16,000sqm 
NLA) of commercial office space (including any retail at 
ground). This compares with the ASB headquarters under 
development at Wynyard Quarter of circa 18,000sqm 
NLA on a 6,500sqm site., or;  

• 200 residential apartments which is broadly consistent 
with all three stages of Lighter Quay in the Viaduct 
Harbour (Stratis, Lighter Quay North and Halsey 
Apartments), which totals 252 apartments across 
9,300sqm of land area.   

When establishing the value of each hypothetical 5,000sqm 
land block we have had regard to land sales within the wider 
CBD in Auckland, and perhaps more importantly, the land 
values implied by ground rental settlements in Wynyard 
Quarter, Viaduct Harbour and Quay Park.  We have also had 
regard to the sale of a 90 year pre-paid leasehold interest in 
Wynyard Quarter to Kiwi Income Property Trust, the details of 
which are confidential.   

1. Freehold CBD land sales exhibit a very wide range, 
reflecting the range in development capacity permitted.  
For sites with a permitted maximum floor area ratio of 4:1 
sales generally indicate a range of $2,000 to $4,000psm.  

2. Ground rental settlements in Viaduct Harbour with 
maximum floor area ratios of between 2.5:1 and 3.5:1 
generally suggest freehold land values of between 
$2,200psm and 4,000psm. 

3. Ground rental settlements in Quay Park with floor area 
ratios of 3:1 generally suggest land values of between 
$1,800psm and $2,500psm. 

 
Broadly, we have categorised the subject port land into three 
quality categories (largely driven by water influence) being prime, 
secondary and tertiary across the two principal end uses (office 
and residential).   

The table overleaf outlines the land values (gross realisation) we 
have adopted, by category and use, on a plus GST (if any) basis, 
noting that they reflect a lessee’s interest with a long term prepaid 
lease in place of 90+ years prepaid with rights of renewal for 
commercial sites, and 120+ years prepaid with rights of renewal 
for residential sites.  This is similar to the proposal for Wynyard 
Quarter and provides tenure that is as close as possible to 
freehold ownership but nevertheless still falls short of the same.  
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  Net site area 
(ha) 

Gross realisation  
(per sqm) 

Gross 
realisation 

Residential 
   

Prime waterfront 10.5  $4,500  $474.1 m  
Secondary 12.6  $3,500  $440.4 m  
Tertiary 6.6  $2,750  $182.6 m  

 
29.5  $3,687  $1,097.1 m  

Commercial 
   

Prime waterfront 4.7  $3,500  $164.1 m  
Secondary 5.6  $3,000  $168.0 m  
Tertiary 3.0  $2,750  $81.2 m  

 
13.2  $3,121  $413.3 m  

Combined 
   

Prime waterfront 15.2  $4,192  $638.2 m  
Secondary 18.2  $3,346  $608.4 m  
Tertiary 9.6  $2,750  $263.9 m  

Total 43.0  $3,513  $1,510.4 m  

6.2 Development Timeline 
For the purposes of modelling we have staged the 
development into four sub-stages which commence post an 
initial planning period.   

In reality there would likely be considerably more than four 
stages, but the approach below is considered sufficient for our 
purposes because we are assuming that secondary roads and 
associated infrastructure are largely developed on a ‘just in 
time basis’ (noting that we have front-loaded demolition and 
spine infrastructure costs for each stage).  For this reason, 
separating the development into more sub stages (say eight) 
would not be expected to materially alter our indicative value 
conclusions. 

This stylised timeline (the as modelled timeline is somewhat more 
detailed) essentially reflects: 

• An assumed start date in approximately ten years as 
discussed previously. 

• The absorption forecasts presented in the prior section, 
which suggest that based on circa 1.6 million sqm of GFA, 
the site will take approximately 46 years to develop, based 
on the office / residential mix proposed.   

 
  YEARS

Planning
Stage 1

Redevelopment
Selldown

Stage 2
Redevelopment
Selldown

Stage 3
Redevelopment
Selldown

Stage 4
Redevelopment
Selldown

May-73May-23 May-33 May-43 May-53 May-63
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6.3 Development Costs 
Beca has provided indicative cost estimates for a master land 
development on the POAL land.  The cost estimate prepared is 
not based on a specific scheme plan; rather it reflects our 
discussions with them on public domain, roading areas, 
average lot size (5,000sqm), and GFA capacity consistent with 
what we have outlined in this report.  It is necessarily indicative 
and subject to +/-35% accuracy.  The table below summarises 
the key cost items and Beca’s full estimate is provided as 
Appendix IV.  This cost estimate provides for the development 
of vacant sites, consistent with our approach; it does not 
contemplate the cost associated with above ground (building) 
development.  The second column identifies those costs we 
have included as being to the amount of the developer.  
 

Redevelopment works 

Item   Total  

Demolition and clearance 
 

$42,200,000  Included 

Spine road 
 

$26,300,000  Excluded 

Intersections with Quay Street 
 

$2,100,000  Excluded 

Secondary roads 
 

$30,600,000  Included 

Services / Utilities 
 

$43,000,000  Included 

Public open space 
 

$44,400,000  Excluded 

Design, management & statutory fees 8%  $15,100,000  Included* 

Design development contingency 15%  $30,600,000  Included* 

Total 
 

$234,300,000   

Source: Beca      

* at 8% and 15% respectively of the adjusted sub-total before these costs.

 

Sea wall upgrade costs 

Item   Total 

Sea wall upgrade 
 

$104,400,000  
Design, management and statutory fees 5%  $5,200,000  
Design development contingency 10%  $11,000,000  
Total 

 

$120,600,000  

Source: Beca     
 
We note that: 

• Future development on the land blocks would deliver 
significant development contribution revenue for Auckland 
Council and some offsetting contribution by Council to 
roading, storm water and public open space would 
therefore be expected.  It is beyond the scope of this 
exercise to consider these arrangements in detail.  For the 
purposes of our analysis we have assumed that Auckland 
Council (as opposed to the developer which may be a 
private entity) would pay for: 

- The spine road and the intersections with Quay Street.  
This cost equates to circa $28m which is similar to the 
level of transport and storm water development 
contributions that would be expected to be generated 
from future development on the land. 
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- The public open space works of $44 million (paving, 
trees, benches etc. on the land designated as public 
open space), and, in addition, pay to acquire the 
public open space land at $325psm ($60 million). 
The total cost of this public open space to Council 
would therefore equate to $104 million.  This 
amount would exceed the development contributions 
for open space and recreational facilities expected to 
be generated from future development on the 
subject land (which would equate to circa $70m 
over the life of the development based on our 
understanding of the current development 
contributions policy), but it would be reasonable to 
suggest that the public open spaces in this location 
represented a regional rather than local asset and so 
the shortfall could be paid for out of wider 
development contribution collections. 

• The cost estimates provided for roading and services 
reflect a relatively standard specification.  To the extent 
that the boulevard type finishes to the roading, alternative 
storm water solutions (e.g. rain gardens), etc. are 
proposed then the cost may increase.  From a developer’s 
perspective, however, some further contribution from 
Council would be expected for higher quality finishes.  

• We understand that Council is currently investigating costs 
of seismic upgrades to sea walls on Quay Street and that 
any future redevelopment of the port land would likely 
require similar investigations, as reflected in the table on 
the prior page.  This cost has been included in the 
analysis.  

• Any remediation for contamination is excluded and would 
be to the account of each developer that acquires a 
block.  To the extent that contamination levels are 
relatively minor and/or consistent with areas such as the 
Viaduct Harbour and East on Quay, then our land value 
assumptions are considered suitable.  However should the 
contamination levels be consistent with those found on 
Wynyard Quarter when completing North Wharf, it is 
likely that additional cost would need to be allowed for in 
our modelling, or the end values adopted would need to 
be reduced.  This is a critical assumption.  

 
In addition to direct ‘construction’ costs, we have also made 
allowances for the following within our modelling: 

 
Cost item Amount   

Marketing $80,000  per super lot 
Overheads   

Development overhead $150,000  pa 
Project management $100,000  pa 
Consenting $3,500,000  total 
Professional fees  $250,000  pa 

Development contingency 15.00%  
Holding costs   

Rates $860,000  pa 
Wharf maintenance $1,900,000  pa 
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We note that: 

• Development contributions are based on 86 new 

commercial and high density residential ‘super’ lots.  This 
allowance does not take into account any credits that may 

apply for existing infrastructure, impermeable surface, etc.  
Generally, the amounts are not material to the analysis.  

• Rates reflect the current annual levy, adjusted down to 
exclude the leased land.   

• Wharf maintenance reflects annual costs of $200,000 to 
$350,000 per wharf per annum across eight wharves 

based on advice provided by POAL which we understand 
reflects current costs for the wharves and the cost 

associated with Princes Wharf which has now been 
redeveloped into mixed use office and residential uses.  

Our modelling assumes that these costs will be borne by 
the master land developer during the redevelopment phase 

and passed on as each stage is released to the market (via 
a body corporate, precinct society, or similar). 

 
 

 

6.4 Holding Income  
When valuing vacant land it is necessary to consider whether 
holding income will be available prior to development.  For a 
project with a duration of circa 57 years, holding income is 
particularly material to residual value. In our minds, there are 
essentially two periods over which holding income should be 
considered: 

• Over the first ten year period until development of the first 
stage commences.   

• For each of Stages Two, Three and Four, over the period 
until development commences on this land.  Stage 2 
commences circa 8 years after Stage 1 commences, 
Stage 3 circa 19 years after Stage 1 commences, and 
Stage 4 circa 33 years after Stage 1 commences.  

Over the first 10 year period we have provided for holding 
income over the entire site at 6.5% of land value in the existing 
use (say $325psm) consistent with a market ‘ground lease’.  
This is considered appropriate over the period during which 
POAL would remain in occupancy. 

Over the latter periods once development has commenced on 
stage one (but not on stages two plus) the question of holding 
income is more complex.  We understand from POAL that it 
would not be possible for the port to be relocated progressively 
from the land and a ground rental or similar paid by POAL 
would therefore not be available.   
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Given that we are assuming that POAL is not a source of 
holding income post circa 2023, in order to evaluate the 
potential for holding income, we need to consider what type of 
alternative users may wish to occupy the land on a temporary 
basis for a period between 1 and 30 years.  Land thirsty civic or 
entertainment users present one option, although the question 
would be whether these users could pay a commercial rent for 
the land.  Clearly the land is currently put to an industrial use 
and this may represent another suitable interim use.  We would 
caveat this by noting that, without a port operation ‘next door’ 
the location may be somewhat less appealing as an industrial 
location.  Furthermore, at least on the land designated for 
earlier stages, it would unlikely be economic to develop new 
sheds.  Therefore, notwithstanding that some existing sheds 
could be retained, it is more likely that a yard rental only could 
be secured. 

Within the scope, time and fee constraints imposed on this 
assignment it is not possible to evaluate the potential associated 
with holding income in great detail.  For the purpose of the 
baseline analysis presented in this section, we have modelled 
holding income relative to industrial yard rentals.  In this respect, 
market evidence suggests rates around $25 per sqm for sealed 
and fenced yard space of around 5,000sqm.  We have 
therefore applied a rent of $25 per sqm over the gross area of 
Stages 2 – 4 at an average occupancy of approximately 65% 
until development commences.  We comment on holding 
income further in the Scenario analysis section.   

 

6.5 Growth Rates 
A key assumption required when using discounted cash flow 
methodology is the escalation / growth rates to be applied to 
the future cash flows.  We have adopted two growth rates as 
follows: 

• Land value growth: applied to the gross realisation of the 
land blocks.   

• Cost growth: applied to all development costs and 
holding income.   

The margin between gross realisation and development costs 
in today’s dollars means the land value growth rate has a 
significantly greater impact on value than cost growth and we 
are conscious that this is a significant driver of value.   

CBRE Research & Consulting’s CBD indicative land value index 
highlights a compound average growth rate of 4.0% per 
annum in Auckland’s CBD over 21 years from December 
1991 to December 2012 or 1.8% per annum real growth.  
Within this average rate there will be various locations or 
precincts that have exhibited stronger or weaker growth than 
the average.  We are mindful of this when considering the port 
land, which would likely outperform a CBD average once 
development momentum builds, given its waterfront location.   

Overall we have adopted a nominal land value growth rate of 
5.0% per annum (say 2.5% real and 2.5% inflation) and cost 
growth of 2.5% per annum, the latter being consistent with 
long term inflation expectations.   
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6.6 Discount Rate 
For a development project undertaken over this duration (circa 
57 years) it is necessary to consider the different risk profile 
associated with; 

• The period where the land owner is essentially in a 
passive phase, waiting until it is appropriate to commence 
development. 

• The period during which the developer is exposed to 
development risk, particularly cost (construction) risk, and 
more particularly, in this case, market risk (pricing and 
sell down).   

To reflect the different risk profiles exhibited during each of 
these phases we have modelled a holding discount rate and a 
development discount rate, with the holding discount rate 
applied to the period up to development commencement for 
each stage and the development discount rate applied during 

the development phase.  This is illustrated in the timeline 
below.   

In our baseline scenario we have adopted a development 
discount rate of 20% pre-tax (applied to the period in ‘blue’ in 
the chart below) and a holding discount rate of 8.5% pre-tax 

(applied to the period in green).  The holding discount rate 
adopted is considered ‘optimistic’ (low) on balance, 

particularly in the context of the consent risk that exists in the 
first 10 years.  However, as discussed in the Executive 

Summary section of this report, we are conscious of the unique 
quality and position of this land and the interest it would 

therefore likely attract. The discounted cash flow derived using 
this method reflects an implied overall discount rate, or IRR to 

the master land developer, of 10.7% pre-tax.   

 
 

 

 

 

YEARS

Stage 1
Holding
Development

Stage 2
Holding
Development

Stage 3
Holding
Development

Stage 4
Holding
Development

May-23 May-33 May-43 May-53 May-63 May-73
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6.7 Cash Flow Summary  
The following table provides a simple analysis of the revenue 
and costs we have modelled (excluding land, profit and risk, 

finance and holding income) in today’s dollars.   
 

 
I 

 
 

 
 

 
 

 
 

 
 

 
 

 
 

 
In order to establish a value for the land we essentially grow 

the gross realisation and development cost at the adopted 
growth rates discussed earlier, over the circa 57 year 

development period, add holding income and discount the net 
development cash flow to establish a present (or residual) 

value.   

6.8 Baseline indicative value 
The following table summarises the baseline value derived 
based on the assumptions outlined previously in this Section 6; 

this should not be regarded as a point estimate of residual 
value; it is simply one of a number of possible permutations.  

We discuss what we consider to be the indicative residual 
value range for the land in the Conclusions section later in this 

report, after presenting sensitivity analysis and alternative 
scenarios.  

 
  $m $ per sqm 

Residual land value implied $247.0 m  $321/m²  
Plus:  PV of holding income $182.3 m  $237/m²  

Baseline value $430.0 m  $559/m²  

 
For clarity we have separated out the land value implied 

before and after holding income which shows that 
approximately 57% of value under this approach is attributable 

to development income and the balance to holding income.  
Holding income is clearly a critical assumption and we discuss 

this further in the Scenario analysis section.  Holding income is 
so material to value because (i) during the first 10 years of 

ownership no development is expected to occur while plans 
are made, zoning achieved and an alternative site of the port 

are identified and (ii) because once development is 
commenced it is expected to take some 50 years to be 

completed and sold.    

  Real ($m) 

Gross realisation (ex GST) $1,510.4  
less: 

 Selling costs $18.9  
Net realisation $1,491.5  
less: 

 Demolition and clearance $42.2  
Spine road -    
Intersections with Quay Street -    
Secondary roads $30.6  
Services / Utilities $43.0  
Public open space (acquisition by council) ($59.8) 
Sea wall upgrade works $120.6  
Professional fees $4.5  
Development contributions (super lots) $1.4  
Marketing $6.9  
Overheads $29.5  
Contingencies $32.8  

Development cost $251.7  
Net op. cash flow pre land, holding income / cost  $1,239.8  
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7. Sensitivity Analysis 
The following chart highlights the extent to which residual land 
value varies relative to changes in key valuation variables.  
Each variable is flexed by an amount not considered 
unreasonable in a market context and the resulting ‘swing’ in 
value relative to this flex is presented in isolation of changes in 
the other variables.  This analysis indicates that net present 
value is particularly sensitive to discount rate, land value growth 
and absorption.   

We note that the length of the initial ‘consenting / port 
relocation’ phase has a relatively minor effect on the baseline 
value because holding income is available at a level which 
largely offsets the discount rate over this period.   
 

 
 

We also note that it is generally not appropriate to accumulate 
the impact of independent sensitivities because each variable is 
related and changes in one will commonly be offset by changes 
in another.  By way of example, if super lot land values (sale 
prices) are increased by 20%, development risk increases which 
would warrant a higher discount rate.  Future sales (land value) 
growth may also be lower if starting from a stronger pricing 
base, and/or sales (absorption) may take longer.   
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8. Scenario Analysis 
Noting those variables that have the most influence on the 

analysis, we present selected alternative scenarios below.  We 
note this differs from sensitivity analysis; these are specific 

alternative scenarios.  
 

8.1 Downside Scenarios  
• Holding income.  In the event that no holding income 

could be generated over the Stage 2 – 4 land, the 

indicated value falls to $360 million or $468 per sqm 
($70m or 16% less than the baseline value).  For context, 

this scenario assumes that some 16 to 59 hectares of the 
port land would remain vacant and unused for revenue 

generating uses for between 8 and 33 years, which in our 
opinion would seem unlikely.   

• Holding discount rate.  During the holding period, a master 
land developer may require a rate of return greater than 

8.5% (which as noted previously is considered optimistic).  
Applying an 11.0% holding discount rate (2.5% premium to 

the baseline assumption) results in a residual value of $300 
million or $390 per sqm ($130m or 30% less than the 

baseline value) and reflects an overall implied project IRR 
of 12.9% pa.   

 

8.2 Upside Scenarios  
• Staged relocation of port / full holding income.  One of the 

key general assumptions of this report is that a staged 
relocation of port activities would not be practicable.  We 

have tested the potential value upside if a market ‘ground 
rental’ holding income is achieved over 100% of Stages 

Two to Four until development commences on that land.  
This scenario indicates a value of $450 million or $585 per 

sqm ($20m or 5% more than the baseline value). This 
suggests that the holding income we have allowed is close 

to equivalent to a rental from POAL.   

• Timing of public open space acquisition.  Our baseline 
scenario assumes that Council (or a development agency 

such as Waterfront Auckland) would acquire the public 
open space from the master land developer in stages, 

timed with the commencement of redevelopment works in 
each stage of the project.  If the transaction comprised a 

single payment for the entire 18.4 ha at the start of Stage 
One, the uplift in value would be $20 million (5% more 

than the baseline) to a value of $450 million or $585 per 
sqm.   

• Absorption.  In the Site capacity section we noted that 
forecast absorption influences the development mix and the 

level of ‘residential’ versus ‘commercial’ land.  Forecast 
absorption of 200 apartment sales per annum is 

considered reasonable in the context of a single master-
planned development based on prior experience and drives 

demand for over 9,000 apartments over the life of the 
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project.  In the context of the wider Auckland Isthmus 
however, this total (9,000) is less than a year’s supply 

based on the demand estimates from Auckland Council 
and others.  If the forecast residential absorption increased 

to say 500 apartments per annum, the estimated land sell-
down duration reduces significantly to c23 years (from c46 

years).  The result is a significant lift in value to $600 
million or $780 per sqm ($170m or 40% more than the 

baseline value). To provide some context, the Docklands 
project in Melbourne which is approximately twice the size, 

is expected to take 25 years to complete.  Melbourne has a 
population of more than 2.5 x that of Auckland.  With this 

in mind a 23 year development period, while plausible, is 
regarded as optimistic. 

• Forecast land uptake.  The previous absorption scenario 
addresses increased demand for land as a result of greater 

demand for housing.  Under this scenario, we assume no 
change to demand for end product, but address the 

possibility of a speculative development market where more 
land is sold down than could feasibly be developed during 

the same period.  Effectively, some developers would 
complete their developments successfully, whilst others 

would have to land bank.  This would not change the time 
between the four stages; it simply implies that the master 

land developer sells each stage more quickly than 
anticipated.  However, it would not be possible to bring the 

next stage forward because the land-banked land from the 
prior stage would reflect competing supply and therefore 

depress price on this new stage.  If we assume that the 

5,000sqm super lots could be sold three times quicker than 
anticipated, i.e. sell-down duration is a third of the baseline 

forecast, with no change to the development timeline, the 
net result is an increase in value to $570 million or $741 

per sqm ($140m or 33% more than the baseline value).   

 

8.3 Summary value range  
Overall the analysis suggests an alternative use value for the 

port land, under the assumptions outlined within this report, of 
between $300 million to $600 million ($390 per sqm to $780 

per sqm) plus GST, if any.  Given the uncertainty associated with 
an exercise of this nature we consider a point estimate of value 

to be misleading.  However, the midpoint of the range presented 
which equates to $450 million ($585 per sqm) plus GST if any, 

is relatively consistent with the baseline scenario presented and 
may therefore provide a reasonable indication of value given the 

underlying assumptions.  We draw your attention to the 
commentary presented in the Executive Summary section of this 

report which puts the indicated land value into better context. 
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APPENDIX 1 
Demand and Take Up Projections 

1 Office Market Demand 

1.1 Historic Trends 

Auckland CBD’s stock of occupied office space stands at 1.2 
million sqm.  This stock encompasses the overall CBD bound 
by the motorway network including the Viaduct Basin, 
Wynyard and Quay Park.  Occupied stock increased by 
330,000 sqm since 1995.   

The overall CBD office demand growth of 330,000 sqm 
occurred in a lumpy fashion with periods of stronger growth 
interspersed with periods of contracting demand, largely as a 
reflection of economic cycles.  These trends are shown in the 
chart below.  Ignoring cyclical fluctuations, the change in 
occupied stock shows a longer term average annual demand 
growth of 19,500 sqm or 1.6%.  

 

 

 

 

1.2 Submarket Trends 

Given similarities in its position, amenity/environment and 
likely development typology, the Viaduct Basin provides a 
good guide and basis upon which to consider likely trends on 
the POAL land.   Some development has also occurred within 
the Wynyard Quarter with the two most prominent examples 
being Air New Zealand’s and ACP’s (Bauer Media) head 
offices with the new ASB head office also nearing completion.  
The section below provides an analysis of the development 
and occupancy experience of this broader Viaduct Basin and 
Wynyard area encompassed under a generic Viaduct label 
and puts this within the context of the wider CBD. 

Reflecting the general evolution and development of the 
Viaduct Harbour Precinct, the Viaduct office precinct 
commenced large scale development in the late 1990s.  Since 
1999, 113,000 sqm of new office space has been built in the 
broader Viaduct area in over 20 projects, including space 
built within Wynyard.  The chart below considers office take 
up in the broader Viaduct versus the overall CBD.  Total net 
absorption in the broader Viaduct has exceeded 107,000 sqm 
since 1999.  Over the same time, the increase in total CBD 
take up was over 290,000 sqm.  The Viaduct accounted for 
37% of the total CBD office take up (net absorption) since the 
start of its development in 1999 although its market share was 
48% if considered over the more concentrated timeframe of 
the Viaduct’s development. 0
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We believe that the experience of the Viaduct area office 
market provides an indication of the likely trends that would 
characterise the POAL office market.   The Viaduct not only 
captured a considerable proportion of CBD office demand 
and supply, it was able to maintain vacancies below the CBD 
average during much of its development.  At the same time 
however, while individual tenant relocations at any given time 
had a negative impact in particular submarkets of the CBD 
office market, overall office market trends in the CBD 
remained fairly healthy over the development experience of 
the Viaduct aside the negative impact of the recent recession.  
This includes both new development and occupancy trends in 
the CBD.   

1.3 Future Office Demand - CBD 

Employment growth is the main underlying office space 
demand driver.   Auckland Council estimates future CBD 
employment as follows.   

• 2031 = 128,000 to 140,000.  This includes a base of 
124,000 with an additional 4,000 to 16,000 employees 
attributed to the impact of the City Rail Loop (CRL). 

• 2041 = 145,000 to 160,000.  This includes a base of 
140,000 with an additional 5,000 to 20,000 attributed 
to the impact of the CRL. 

Our future CBD office demand forecasts for this exercise are 
based on the mid way point of these employment forecasts 
which were coupled to our absorption model.  In addition, 
given the longer term nature of our exercise we reduced (to 
1.0% from 1.3%) Council’s 2031—2041 employment growth 
rates from 2041 to 2070.  This follows the trend of reducing 
growth rates adopted by Council from 2031 to 2041.  
According to this, CBD employment will reach 217,000 
people by 2070.  

Our modelling of employment growth driven office space 
demand indicates a requirement for 2.37 million sqm of office 
space.  This will result in a near doubling of the current stock 
of occupied office space.   
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2 Apartment Market Demand 

2.1 Historic Trends 

Given the lack of comprehensive and accurate 
occupancy/take up data, supply is used as the demand proxy 
for apartments on the assumption that long run supply equals 
long run demand.  Auckland CBD’s apartment stock currently 
stands at 17,700 units.  This stock encompasses the overall 
CBD bound by the motorway network including the Viaduct 
Basin, Wynyard and Quay Park.  This stock includes 
apartments built for commercial accommodation (serviced 
apartments and apartment hotels), student accommodation 
apartments, investment apartments and owner occupied 
dwellings.   

The CBD apartment stock increased by 17,000 units since 
1995.  A significant portion of the stock was built during a six 
year period between 2003 and 2008 peaking with the 
completion of 3,500 units in 2005.   

 

2.2 Submarket Trends 

Similarly to offices, given similarities in its position, amenity, 
environment and likely development typology, the Viaduct 
Basin provides a reasonable guide to consider possible trends 
on the POAL land.   

The Viaduct contains 983 apartments built between 1999 and 
2007.  This equates to an average development rate of 109 
apartments per annum.  A sizeable portion of the Viaduct 
apartment stock was developed as hotel/serviced apartment 
units.  Excluding these, the residential apartment stock stands 
at 666 units although it is difficult to be conclusive as to how 
many of the apartments that were originally designated for the 
hotel/serviced apartment stock are now used as residential 
apartments.  Overall, the supply of residential apartments ran 
at 74 units per annum over the Viaduct’s development period.  
The lack of supply since 2007, while occurring during a 
depressed period for residential (and especially apartment) 
development, also reflects the lack of development 
opportunities.   
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The sizeable proportion of non residential units in the total 
Viaduct apartment stock is a reflection of wider CBD trends.  
The stock of CBD apartments intended for mainstream 
residential use (either as rental or owner occupier apartments) 
is estimated at 13,000 units.   

2.3 Future Apartment Demand - CBD 

Among a number of influencing factors, population growth 
will be the main underlying driver of residential dwelling 
demand in general as well as apartment demand in the CBD.  
Statistics New Zealand produces population growth 
projections disaggregated to the level of Area Units from 
which it is possible to assemble a CBD population growth 
series by combining the appropriate Area Units.   

Statistics New Zealand estimates that the CBD’s resident 
population stood at 21,670 people in 2012.  Statistics New 
Zealand’s population projections indicate that the CBD’s 
resident population will more than double by 2031.  Our 
analysis of the Statistics New Zealand growth rates suggests 
that they may prove overly optimistic, at least in the short 
term, with a lower level of apartment supply constraining 
population growth over the next few years.   

Our projections suggest that the resident CBD population will 
reach 53,000 people in 2040 with a subsequent slowdown in 
the growth rate  and results in approximately 75,000 residents 
in the CBD by 2070.  Our modelling of population growth 
driven apartment take up indicates 42,000 dwellings in the 
CBD by 2070.   
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3 POAL Land Apartment and Office Take Up Projections

CBRE’s projections for apartment and office take up on the 
POAL land are based on this area’s possible market share of 
total CBD take up.  The projections assume take up on the 
POAL land occurring from 2025 onwards.   

Aside from broader CBD demand, these take up projections 
take into consideration the anticipated competitive supply 
environment, the timing of major supply projects/initiatives 
(such as Wynyard and CRL rail loop), and CBRE’s assessment 
of how the competitive supply environment could cater for 
demand vis a vis the POAL land and what this implies for 
POAL land take up.   

For office take up we are guided by the market shares 
achieved by the wider Viaduct Basin/Wynyard area since the 
late 1990s.  There is an element of substitutability between 
Wynyard and the POAL land with both competing for, and 
being a location aimed at providing, campus style office 
space although we believe that they wouldn’t fully offset each 
other.  We have assumed that the longer term market share of 
the combined Wynyard and POAL areas will be 57% of total 
CBD net absorption compared to the Viaduct Basin/Wynyard 
area’s historic 48% market share over the Viaduct’s 
development timeframe.  In terms of the competition between 
Wynyard and the POAL land we believe that in the initial 
phases of the POAL land development it will be less attractive 
than Wynyard but as Wynyard gets increasingly built out, the 
POAL land will gain market share and eventually exceed 
Wynyard’s market share.  We have also attributed to the 
POAL land an additional capture rate over and above the 
Council projected CBD employment growth based demand 
driver as we understand that Council’s employment 
projections don’t incorporate the possibility of non port related 
uses on the port land.   

Our projections indicate an average annual office take up of 
8,000 sqm on the POAL land.   

For apartment take up, the Viaduct Basin area provides a guide 
but we believe that future rates of take up will exceed historic 
Viaduct rates on the basis of Auckland Council aspirations for 
intensification, apartments becoming more mainstream housing 
options, the amenity offered by the POAL land and an 
assumption around the tenure offered being market acceptable 
for a wide cross section of the purchaser market with this being 
matched by the apartment product provided.   

We also see a lesser degree of competition between the Wynyard 
and POAL land to capture residential demand compared to 
commercial demand and also see the POAL land as more 
residential focused and being able to achieve a greater market 
share of the projected CBD residential demand than Wynyard.   

Our projections indicate an average annual apartment take up of 
200 dwellings on the POAL land.   

In comparison to offices, we also believe that the range of 
possible take up outcomes is comparatively large for apartments.  
This is due to the emerging nature of higher density living in the 
broader Auckland market, the aspirational aspect of Council 
intentions for higher density living and the uncertainties 
associated with the way the regional provision of housing will 
evolve.  In this environment, while the provision of 200 dwellings 
per annum is realistic in our view based on historic guides and 
current expectations, it is possible that actual take up could 
exceed this considerably if the regional residential 
supply/demand environment becomes significantly more 
conducive towards the rapid residential development of the POAL 
land.  
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4 Retail Market Demand and POAL Land Retail Take Up Projections

4.1 CBD retail trends 

Auckland CBD contains 257,000 sqm of retail space in over 
1,800 stores.  Food and beverage (combining cafes, 
restaurants, take ways, pubs and bars) is the dominant retail 
category accounting for over 650 stores, ahead of clothing 
stores and supermarket and grocery stores.  

 

The CBD’s retail tenancy mix varies significantly between 
different geographic precincts.  The Viaduct Precinct 
(incorporating Princess Wharf) has an especially strong food 
and beverage offer with 48 of its 77 stores in this category.  
By floor area, food and beverage accounts for 70% of the 
Viaduct retail offer.  Currently, the Wynyard area’s retail mix is 

quite different, with 40% of the retail space dedicated to 
marine and a significant specialised food retail component.  
The mix is changing though with 2,500 sqm of new food and 
beverage focused retail space having opened in 2011 on 
North Wharf.  The combined Viaduct-Wynyard area contains 
28,000 sqm of retail space, 11% of the CBD’s total. 

4.2 POAL land retail provision assumptions 

We assume that the POAL land will not be developed as a 
large scale retail destination to compete with the CBD and 
suburban centres for specialty comparison type shopping and 
large format retail.  Rather, our assumption is that POAL 
land’s retail offer will develop mainly to cater for the everyday 
shopping needs of its resident and working population, in 
addition to being a food beverage destination and providing 
for the convenience shopping needs of visitors to the area.   

4.3 POAL land retail take up 

Our retail take up projections incorporate the retail demand 
generated by the residential and working population forecast 
based on the take up rates adopted in Section 4 for the 
supermarket and grocery store, specialist food, liquor, 
pharmaceutical and other store based retail, and food and 
beverage categories.  Our projections also incorporate the 
expected market shares that stores located on the POAL land 
could capture from the residential and working population 
together with expected visitor expenditure and market based 
feasible store productivity rates.   

Assuming take up on the POAL land occurring from 2025 
onwards, our modelling of retail space demand indicates a 
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requirement for 24,000 sqm of retail space by 2070 for the 
supermarket and grocery store, specialist food, liquor, 
pharmaceutical, stationary and other store based retail, and 
food and beverage categories.  This demand will be 
dominated by the food and beverage and the supermarket 
and grocery store categories.  While these store types are 
expected to form the backbone of retailing on the POAL land, 
it is likely that other forms of retailing will also develop to 
complement these, lifting the total amount of feasible retail 
space in the area to circa 30,000 sqm.  This indicates 650 
sqm per annum average although, in reality, retail 
development would occur in a much lumpier fashion over the 
duration of the POAL land’s development. 
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5 POAL Land Development Duration

Our assessment of the duration over which the POAL land is 
redeveloped is based on the projected take up rates in 
Sections 3 and 4.  These suggest an annual average rate of 
development of; 

• Office - 8,000 sqm per annum. 

• Residential – 17,500 sqm per annum (based on an 
average apartment size of 87.5 sqm). 

• Retail – 650 sqm per annum. 

The chart and table below indicate the implications of these 
take up rates for the development duration of the POAL land 
and the overall development composition of a completed 
POAL land redevelopment scenario.   
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Table 1: POAL Land Development Uptake vs Capacity 

 
 
Our projections indicate that the duration of development 

on the POAL land supported by market feasible rates of 
demand and take up would likely be 45-46 years between 

2025 and 2069-70.  We emphasise that the scenario in 
Table 1 is highly stylised and abstract with actual 

development in any given year subject to significant 
fluctuations as well as possible significant differences in the 

average rate of demand, especially for the residential 
component as outlined in Section 3.   

Capacity
Retail Office Apartment Total

2025 650 8,000 17,500 26,150 1,198,000
2026 1,300 16,000 35,000 52,300 1,198,000
2027 1,950 24,000 52,500 78,450 1,198,000
2028 2,600 32,000 70,000 104,600 1,198,000
2029 3,250 40,000 87,500 130,750 1,198,000
2030 3,900 48,000 105,000 156,900 1,198,000
2031 4,550 56,000 122,500 183,050 1,198,000
2032 5,200 64,000 140,000 209,200 1,198,000
2033 5,850 72,000 157,500 235,350 1,198,000
2034 6,500 80,000 175,000 261,500 1,198,000
2035 7,150 88,000 192,500 287,650 1,198,000
2036 7,800 96,000 210,000 313,800 1,198,000
2037 8,450 104,000 227,500 339,950 1,198,000
2038 9,100 112,000 245,000 366,100 1,198,000
2039 9,750 120,000 262,500 392,250 1,198,000
2040 10,400 128,000 280,000 418,400 1,198,000
2041 11,050 136,000 297,500 444,550 1,198,000
2042 11,700 144,000 315,000 470,700 1,198,000
2043 12,350 152,000 332,500 496,850 1,198,000
2044 13,000 160,000 350,000 523,000 1,198,000
2045 13,650 168,000 367,500 549,150 1,198,000
2046 14,300 176,000 385,000 575,300 1,198,000
2047 14,950 184,000 402,500 601,450 1,198,000
2048 15,600 192,000 420,000 627,600 1,198,000
2049 16,250 200,000 437,500 653,750 1,198,000
2050 16,900 208,000 455,000 679,900 1,198,000
2051 17,550 216,000 472,500 706,050 1,198,000
2052 18,200 224,000 490,000 732,200 1,198,000
2053 18,850 232,000 507,500 758,350 1,198,000
2054 19,500 240,000 525,000 784,500 1,198,000
2055 20,150 248,000 542,500 810,650 1,198,000
2056 20,800 256,000 560,000 836,800 1,198,000
2057 21,450 264,000 577,500 862,950 1,198,000
2058 22,100 272,000 595,000 889,100 1,198,000
2059 22,750 280,000 612,500 915,250 1,198,000
2060 23,400 288,000 630,000 941,400 1,198,000
2061 24,050 296,000 647,500 967,550 1,198,000
2062 24,700 304,000 665,000 993,700 1,198,000
2063 25,350 312,000 682,500 1,019,850 1,198,000
2064 26,000 320,000 700,000 1,046,000 1,198,000
2065 26,650 328,000 717,500 1,072,150 1,198,000
2066 27,300 336,000 735,000 1,098,300 1,198,000
2067 27,950 344,000 752,500 1,124,450 1,198,000
2068 28,600 352,000 770,000 1,150,600 1,198,000
2069 29,250 360,000 787,500 1,176,750 1,198,000
2070 29,900 368,000 805,000 1,202,900 1,198,000

Source: CBRE

Net floor space take up (sqm)



 
 

 

 
 

 Page 40 

 

APPENDIX 2 
Parking Assumptions 

 

 
 

 
 

 
 

 
The residential car park allowance of 1.21 spaces per 100sqm of GFA 

is calculated based on the following allowances, over approximately 
9,200 apartments:   

• One bedroom apartments: 1 per apartment;  
• Two bedroom apartments: 1 per apartment;  
• Three bedroom apartments: 2 per apartment.   

 
 

 

Parking
Spaces  per 

100m² GFA

Residential 1.21

Commercial 0.67

Retail 1.00
Weighted average 1.04
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APPENDIX 3 
Land Sales & Ground Rental Settlements  

Address Date Site 
(sqm) Max FAR Sale price/ 

value psm1 
$ per sqm 

MFAR 

Freehold sales           

136 Fanshawe Street Aug-12 5,210  4:1 $1,919 $480 
Cook Street Depot Feb-12 29,000  4.5:1 $1,207 $268 
106 Cook Street Oct-07 5,853  4:1 $3,315 $829 
160-162 Victoria St West Jun-07 2,114  4:1 $3,500 $875 
167 Victoria Street West Apr-06 7,929  4:1 $3,929 $982 

Lessor's interest sale           

95-99 Beaumont Street Apr-11 3,272 3.75:1 $2,751 $733 
90 year pre-paid lease           

Cnr Jellicoe, Halsey Streets (ASB site) Oct-09 6,496 ~3.2:1² Confidential 
Ground rental settlements           

Viaduct Harbour 
     85-89 Customs Street West Feb-12 3,346 3.5:1 $4,201 $1,200 

85-89 Halsey Street (LQN) Aug-10 2,533 3:1 $3,9813 $1,3273 
83 Halsey Street Aug-10 4,232 3.2:1 $3,6653 $1,1453 
22 Pakenham Street East (Lat. 37 West) May-12 2,200 2.5:1 $3,315 $1,326 
20 Pakenham Street East (Lat. 37 East) Feb-13 2,183 2.5:1 $2,700 $1,080 
15-17 Market Lane Jan-12 2,687 3.5:1 $2,250 $643 
104 Customs Street West Jan-12 1,487 3.5:1 $2,850 $814 
11 Pakenham Street East Jan-12 1,147 2.7:1 $2,708 $993 

Quay Park 
     8-16 Tangihua Street (GE) Aug-11 4,124 3:1 $2,350 $783 

3-9 Tapora Street (BNZ) Aug-11 2,134 3:1 $2,350 $783 
32 Mahuhu Crescent (Nokia) Aug-11 2,640 3:1 $2,490 $830 
8 Mahuhu Crescent (AECOM) Aug-11 2,419 3:1 $2,444 $815 
8 Quay Street (Various) Aug-11 11,111 3:1 $1,800 $600 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Notes: 

1. Reflects the sale price for the freehold and lessors 
interest sales, and the transaction price for the 
prepaid lease.  The land value analysed for the 
ground rental settlements is based on rental 
percentages of 6.0% to 6.5%.  

2. Max FAR is based on the proposed GFA for the 
ASB development because the price paid for the 
land was subject to resource consent.   

3. Land value analysis reflects full value before 
adjustment for conservations covenants 
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GENERAL SUMMARY

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

CO SECTION NAME UNIT QUANTITY RATE COST

1

2

3

4

5

6

7

8

9

10

11

POAL LAND REDEVELOPMENT

ORDER OF COST ESTIMATES

Note: These order of cost
estimates are in the order of 
plus/minus 35% accuracy based 
on the assumed works detailed 
in this estimate

REDEVELOPMENT WORKS

Demolition and Clearance

Spine Road

Intersections with Quay Street (2 No.)

Secondary Roads

Services / Utilities

Public Open Space

Design, Management and Statutory Fees 

Design Development Contingency (15%)

SUB-TOTAL

_______________________________________

SEA WALL UPGRADE WORKS

Sea Wall Upgrade 

Design, Management and Statutory Fees 

Design Development Contingency (10%)

SUB-TOTAL

_______________________________________

TOTAL

_______________________________________

NOTES

These estimates are based on the 
CBRE Area calculations and the Ports Of
Auckland Land Areas Drawing 3483/1.

42,200,000

26,300,000

2,100,000

30,600,000

43,000,000

44,400,000

15,100,000

30,600,000

234,300,000

104,400,000

5,200,000

11,000,000

120,600,000

354,900,000

POAL REV 2 GS/1



GENERAL SUMMARY

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

CO SECTION NAME UNIT QUANTITY RATE COST

ASSUMPTIONS

Work during normal hours only

No contaminated soil

No credit for any existing materials 
and equipment.

EXCLUSIONS

Works to the wharf structures 

POAL relocation projects/costs

Relocation of existing unknown 
services/utilities

Utility service charges

Bus stops and shelters

GST

Escalation

Development contributions

Client costs

Capitalised interest

Costs to date 

Operating cost

Legal and finance fees

Land purchase

Risk items

TOTALS OF SELECTED SECTIONS 354,900,000

POAL REV 2 GS/2



Section '1'-'Demolition and Clearance'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

1 DEMOLITION AND CLEARANCE

Site Clearance & Demolition

Remove existing buildings (approx. GFA) 

Allowance to demolish and remove
miscellaneous items ( canopies, light
masts, small buildings, pipe racks, fences,
etc.)

Remove ship loading / unloading cranes -
assume these will be 'sold' and the removal
will be cost neutral

Extra value for asbestos encapsulation and
disposal

Demolish existing asphalt paving (including
small sections of concrete paving)

Note: Assume all paving on wharves stay and
will just be overlaid with new finishes

Allowance to seal off and remove redundant
services

General alllowance to relocate some
services along Quay Street

Allowance for general making good with
appropriate fill where services and/or
structures removed

Subtotal

Preliminaries and General

Contractors on-site overheads (12%)

Contractors off-site overheads and profit
(5%)

Rounding

Subtotal

TOTAL

Totals for Section '1'-'Demolition and Clearance'

m2

sum

note

sum

m2

note

sum

sum

sum

**

sum

sum

sum

**

#*

71,327

1

1

474,833

1

1

1

35,851,000

40,153,000

1

196.00

1,500,000.00

500,000.00

25.00

2,500,000.00

2,400,000.00

3,100,000.00

0.12

0.05

39,313.00

13,980,092

1,500,000

500,000

11,870,825

2,500,000

2,400,000

3,100,000

35,850,917

4,302,120

2,007,650

39,313

6,349,083

42,200,000

42,200,000

POAL REV 2 1/1



Section '2'-'Spine Road'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

2 SPINE ROAD

NOTE: Assume the Spine Rd generally consist
of the following: Two 3.5m wide lanes with
4m wide planted  median, two 1m wide cycle
lanes on road, 3.5m wide parking on both
sides of the road, two 3m wide footpaths
and two 1m wide landscaped strips 
= 28m total width

Spine road
(based on 6.21ha area)

Environmental Compliance

Allowance for environmental compliance 
and drainage control installed for
the earthworks

Subtotal

Ground Improvement

Assume no ground improvement necessary

Allowance for ground water control 

Subtotal

Drainage

Assume pipes not exceeeding 3m deep

Kerb with subsoil drain

Dish channel with subsoil drain

1050 dia concrete pipe in trench

Cesspit with 225 dia x 10m long connector -
assume at 50m centres along both sides of 
road

Manholes - average - assume at 100m centres

Subtotal

Pavement and Surfacing

Pavement - 200 AC 14 on chipseal on 180 th
cement stabilised base course on 300 th
subbase course - traffic lanes

Pavement - 40 AC 14 on chipseal on 180 th
cement stabilised base course on 300 th
subbase course - parking 

Footpaths -  assume basalt tiles on
concrete base

m

sum

**

note

sum

**

note

m

m

m

no

no

**

m2

m2

m2

2,220

1

1

8,880

4,440

2,220

90

22

19,980

15,540

13,320

200,000.00

excluded

350,000.00

65.00

90.00

1,410.00

3,500.00

5,000.00

184.00

96.00

500.00

200,000

200,000

350,000

350,000

577,200

399,600

3,130,200

315,000

110,000

4,532,000

3,676,320

1,491,840

6,660,000

POAL REV 2 2/1



Section '2'-'Spine Road'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

Subtotal

Traffic Services

Concrete barriers - assume no barriers
necessary

Allowance for signalised intersections with
secondary roads

Allowance for signage

Pavement marking 

Allowance for street lights - assume at
60m centres both sides

Allowance for pedestrian crossings and
general street furniture

Subtotal

Landscaping

Allowance for landscaping -
grassing and shrubs in median and 1m wide
landscaped strips

Trees - assume trees at 10m cetres both
sides of road and in median - medium grade
in hole only (no tree pits)

Subtotal

Traffic Management and Temporary Works

Allowance for traffic management and
temporary works

Subtotal

Preliminaries & General

Contractor's on-site overheads (12%)

Contractor's off-site overheads and profit
(5%)

Rounding

Sub-Total

TOTAL

Totals for Section '2'-'Spine Road'

**

note

no

sum

m

no

sum

**

m2

no

**

sum

**

sum

sum

sum

**

#*

6

1

10,000

74

1

13,320

666

1

22,333,000

25,013,000

1

2,200

excluded

200,000.00

100,000.00

6.00

6,500.00

1,400,000.00

35.00

1,000.00

1,050,000.00

0.12

0.05

36,030.00

11,954.55

11,828,160

1,200,000

100,000

60,000

481,000

1,400,000

3,241,000

466,200

666,000

1,132,200

1,050,000

1,050,000

2,679,960

1,250,650

36,030

3,966,640

26,300,000

26,300,000

POAL REV 2 2/2



Section '3'-'Intersections with Quay Street (2 No.)'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

3 INTERSECTIONS WITH QUAY STREET

NOTE: Assume 2 No. signalised
intersections with Quay Street

Works

Allowance for general demolitions and
alterations to the existing road and
services

Allowance for signalised intersections

Allowance for signage

Allowance for street lights 

Allowance for traffic management and
temporary works

Subtotal

Preliminaries & General

Contractor's on-site overheads (12%)

Contractor's off-site overheads and profit
(5%)

Rounding

Sub-Total

TOTAL

Totals for Section '3'-'Intersections with Quay Street (2 No.)'

sum

no

sum

no

sum

**

sum

sum

sum

**

#*

1

2

1

12

1

1,754,000

1,964,000

1

2

700,000.00

250,000.00

60,000.00

12,000.00

350,000.00

0.12

0.05

37,320.00

1,050,000.00

700,000

500,000

60,000

144,000

350,000

1,754,000

210,480

98,200

37,320

346,000

2,100,000

2,100,000

POAL REV 2 3/1



Section '4'-'Secondary Roads'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

4 SECONDARY ROADS

NOTE: Assume the Secondary Roads generally
consist of the following: Two 3.5m wide
lanes with 3.5m wide parking on both sides
of the road and two 3m wide footpaths
= 20m total width

Secondary roads
(based on 9.3ha area)

Environmental Compliance

Allowance for environmental compliance 
and drainage control installed for
the earthworks

Subtotal

Ground Improvement

Assume no ground improvement necessary

Allowance for ground water control 

Subtotal

Drainage

Assume pipes not exceeeding 3m deep

Kerb with subsoil drain

Dish channel with subsoil drain

675 dia concrete pipe in trench

Cesspit with 225 dia x 10m long connector -
assume at 50m centres along both sides of 
road

Manholes - average - assume at 100m centres

Subtotal

Pavement and Surfacing

Pavement - 200 AC 14 on chipseal on 180 th
cement stabilised base course on 300 th
subbase course - traffic lanes

Pavement - 40 AC 14 on chipseal on 180 th
cement stabilised base course on 300 th
subbase course - parking 

Footpaths -  assume concrete with exposed
pebble finish

m

sum

**

note

sum

**

note

m

m

m

no

no

**

m2

m2

m2

4,650

1

1

9,300

9,300

4,650

186

48

32,550

32,550

27,900

400,000.00

excluded

550,000.00

65.00

90.00

710.00

3,500.00

5,000.00

184.00

96.00

90.00

400,000

400,000

550,000

550,000

604,500

837,000

3,301,500

651,000

240,000

5,634,000

5,989,200

3,124,800

2,511,000

POAL REV 2 4/1



Section '4'-'Secondary Roads'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

Subtotal

Traffic Services

Allowance for roundabouts - say 10 No.

Allowance for signage

Pavement marking 

Allowance for street lights - assume at
60m centres both sides

Allowance for pedestrian crossings and
general street furniture

Subtotal

Landscaping

Trees - assume trees at 30m cetres both
sides of road  - medium grade in hole only
(no tree pits)

Subtotal

Traffic Management and Temporary Works

Allowance for traffic management and
temporary works

Subtotal

Preliminaries & General

Contractor's on-site overheads (12%)

Contractor's off-site overheads and profit
(5%)

Rounding

Sub-Total

TOTAL

Totals for Section '4'-'Secondary Roads'

**

no

sum

m

no

sum

**

no

**

sum

**

sum

sum

sum

**

#*

10

1

23,000

196

1

310

1

26,031,000

29,155,000

1

4,650

250,000.00

350,000.00

6.00

6,500.00

2,000,000.00

1,000.00

1,250,000.00

0.12

0.05

-12,470.00

6,580.65

11,625,000

2,500,000

350,000

138,000

1,274,000

2,000,000

6,262,000

310,000

310,000

1,250,000

1,250,000

3,123,720

1,457,750

-12,470

4,569,000

30,600,000

30,600,000

POAL REV 2 4/2



Section '5'-'Services / Utilities'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

5 SERVICES / UTILITIES

NOTE: Assume general site size is 5000m2
and the developoble area is 43ha
= 86 sites

Stormwater System

NOTE: Assume all stormwater will drain into
the harbour

1050 dia concrete pipe in trench - allow
average pipe diameter  

Manholes along pipe including
site connection manholes

Allowance for stormfilters - assumed number

Outfall structure - assumed number

Sub-Total

Wastewater

225 dia pipe

Manhole - assume at 60m centres 

Site connections - assumed no

Allowance for valves, air release valves,
etc.

Allowance for pumpstations 

Flowmeter (discharge to Watercare)
including connection

Sub-Total

Water

Assume PE pipes

300 dia pipe along roads

Allowance for secondary pipework and
general site wate

Site connections - assumed number

Flowmeters 

Fire hydrants - assume average 120m centres

Sub-Total

note

m

no

no

no

**

m

no

no

sum

no

no

**

note

m

sum

no

no

no

**

5,000

184

12

12

9,090

153

86

1

2

2

6,870

1

86

86

58

1,200.00

6,500.00

100,000.00

25,000.00

500.00

4,000.00

5,000.00

600,000.00

1,500,000.00

45,000.00

790.00

500,000.00

10,000.00

excluded

5,000.00

6,000,000

1,196,000

1,200,000

300,000

8,696,000

4,545,000

612,000

430,000

600,000

3,000,000

90,000

9,277,000

5,427,300

500,000

860,000

290,000

7,077,300

POAL REV 2 5/1



Section '5'-'Services / Utilities'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

Power Reticulation

Allowance for power reticulation along
roads

Allowance for transformers - assumed number

Site connections - assumed number

Sub-Total

Gas

Allowance for gas reticulation along roads

Site connections - assumed number

Sub-Total

Comms

Allowance for comms conduit reticulation
(each side of roads)

Allow manholes - assume at 100m centres 

Site connections - assumed number

Sub-Total

Preliminaries & General

Contractor's on-site overheads (12%)

Contractor's off-site overheads and profit
(5%)

Rounding

Sub-Total

TOTAL

Totals for Section '5'-'Services / Utilities'

m

no

no

**

m

no

**

m

no

no

**

sum

sum

sum

**

#*

6,870

20

86

6,870

86

13,740

142

86

36,549,000

40,934,000

1

750.00

100,000.00

5,000.00

250.00

3,500.00

80.00

3,500.00

3,500.00

0.12

0.05

18,920.00

5,152,500

2,000,000

430,000

7,582,500

1,717,500

301,000

2,018,500

1,099,200

497,000

301,000

1,897,200

4,385,880

2,046,700

18,920

6,451,500

43,000,000

43,000,000

POAL REV 2 5/2



Section '6'-'Public Open Space'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

6 PUBLIC OPEN SPACE

NOTE: Public open space areas = 18.4ha 

Paving Works

Assume general paving to open space
areas - say 80% of area

Extra value over above pavement for
feature areas - say 50%

Allowance for plaza finishes - high quality
to assumed areas

Allowance for ligh poles

Allowance for feature lighting

Subtotal

Furniture

Allowance for benches

Allowance for rubbish bins

Allowance for drinking fountain

Allowance for miscellaneneous
highlight items

Subtotal

Landscaping

Assume soft landscaping to 20% of public  
areas 

Allowance for sculptures

Subtotal

Preliminaries & General

Contractor's on-site overheads (12%)

Contractor's off-site overheads and profit
(5%)

Rounding

Sub-Total

TOTAL

Totals for Section '6'-'Public Open Space'

m2

m2

m2

no

sum

**

no

no

no

sum

**

m2

note

**

sum

sum

sum

**

#*

147,200

73,600

10,000

300

1

60

100

7

1

36,800

37,757,000

42,288,000

1

184,000

137.00

75.00

385.00

7,000.00

1,500,000.00

4,500.00

2,500.00

15,000.00

500,000.00

95.00

excluded

0.12

0.05

-2,640.00

241.30

20,166,400

5,520,000

3,850,000

2,100,000

1,500,000

33,136,400

270,000

250,000

105,000

500,000

1,125,000

3,496,000

3,496,000

4,530,840

2,114,400

-2,640

6,642,600

44,400,000

44,400,000

POAL REV 2 6/1



Section '7'-'Design, Management and Statutory Fees '

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

7 DESIGN, MANAGEMENT AND STATUTORY FEES

Allowance for design and management fees
(6%)

Allowance for statutory fees (2%)

Rounding

Sub-Total

Totals for Section '7'-'Design, Management and Statutory Fees '

sum

sum

sum

**

188,600,000

188,600,000

1

0.06

0.02

12,000.00

11,316,000

3,772,000

12,000

15,100,000

15,100,000

POAL REV 2 7/1



Section '8'-'Design Development Contingency (15%)'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

8 DESIGN DEVELOPMENT CONTINGENCY

Allowance for design development
contingency - say 15%

Rounding

Subtotal

Totals for Section '8'-'Design Development Contingency (15%)'

sum

sum

**

203,700,000

1

0.15

45,000.00

30,555,000

45,000

30,600,000

30,600,000

POAL REV 2 8/1



Section '9'-'Sea Wall Upgrade '

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

9 SEA WALL UPGRADE

Upgrade Works

Allowance for seismic strengthening and
upgrade works to the sea walls withing the
POAL area

Subtotal

Preliminaries & General

Contractor's on-site overheads 

Contractor's off-site overheads and profit

Rounding

Sub-Total

TOTAL

Totals for Section '9'-'Sea Wall Upgrade '

m

**

sum

sum

sum

**

#*

3,600

1

29,000.00

included

included

104,400,000

104,400,000

104,400,000

104,400,000

POAL REV 2 9/1



Section '10'-'Design, Management and Statutory Fees '

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

10 DESIGN, MANAGEMENT AND STATUTORY FEES

Allowance for design and management fees
(5%)

Allowance for statutory fees 

Rounding

Sub-Total

Totals for Section '10'-'Design, Management and Statutory Fees '

sum

sum

sum

**

104,400,000

1

0.05

included

-20,000.00

5,220,000

-20,000

5,200,000

5,200,000

POAL REV 2 10/1



Section '11'-'Design Development Contingency (10%)'

PROJECT : POAL LAND REDEVELOPMENT - INFRASTRUCTURE ORDER OF COST ESTIMATES

SubTitle : May 2013

COMPANY : Beca

DATE : Thu 23 May 2013 01:29pm

Bid Currency : New Zealand

BQREF DESCRIPTION UNIT QTY RATE COST

11 DESIGN DEVELOPMENT CONTINGENCY

Allowance for design development
contingency - say 10%

Rounding

Subtotal

Totals for Section '11'-'Design Development Contingency (10%)'

sum

sum

**

109,600,000

1

0.10

40,000.00

10,960,000

40,000

11,000,000

11,000,000

POAL REV 2 11/1
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APPENDIX 5 
Employment and Resident Estimates 

Based on the forecast development mix (see Section 5.4) we have been 
asked to estimate the employment and resident capacity of the 
developed POAL land.  The estimated built out development mix is 
presented in the table below. 
 

Activity GFA (sqm) NFA (sqm) Count 

Residential 943,100  801,700 ∼9,200 units 
Commercial 431,100  366,500 na 
Retail & Entertainment 33,100  29,800 na 
Parking 205,200  na ∼7,300 parks* 
Total 1,612,500  1,197,900  

 
Our employment and resident capacity estimates are as follows: 
Retail space worker ratios (the average amount of space occupied per 
worker) can vary significantly between store typologies and formats.  
Generally space worker ratios are higher (more sqm of retail space 
occupied per worker) for larger format stores than for smaller format 
stores and are lower for food and beverage operations than for general 
merchandise type retail.  We have made estimates of retail space 
worker ratios on the basis of our forecast for the size of the main retail 
components to be developed on the POAL land.  These in turn were 
coupled with our estimated retail space worker ratio for each retail 
component.  The resultant estimate is 1,167 workers at an average 
overall ratio of 25.5 sqm per person for the 29,800 sqm of retail space. 
Office space worker ratios are sensitive to a number of factors such as 
tenancy size and the nature of the work undertaken within the office.  
Moreover, workspace ratios are acutely sensitive to the workspace 

practices employed within the office.  A number of surveys were 
undertaken historically to gauge space worker ratios in Auckland CBD 
office buildings.  These studies indicate a clear reduction over time due 
to the increasingly extensive use of open plan offices and an increased 
emphasis on space saving fit outs, technologies and workplace 
practices.  However, the rate of space worker ratio decline is 
moderating.  Recent surveys indicate average ratios around 16 sqm per 
person.  Our future projections for space worker ratios assume a slight 
decline from current levels.  We adopted an average office space 
worker ratio of 15 sqm per person for the POAL land.  This indicates 
24,433 office workers for the 366,500 sqm of space. 

We estimate that the average residential occupancy rate in the CBD 
apartment market is 1.5 persons per dwelling.  As apartments become a 
more mainstream residential option, a broader mix of household types 
is expected to reside in apartments which would indicate increasing 
occupancy rates.  At the same time however, emerging demographic 
trends show that the fastest growing segments are those of smaller 
households consisting of one person and couple only.  This will place 
limitations on future household sizes.  Balancing these factors, our 
projections for the POAL land assume that the average household size 
will be 1.9 persons.  Based on this, the indicative capacity of 9,200 
apartments results in 17,480 residents.  The table below summarises 
our resident and worker capacity estimates on the POAL land once it is 
redeveloped. 

Activity GFA (sqm) NFA (sqm) Count Resident/worker 

Residential 943,100  801,700 ∼9,200 units 17,480 
Commercial 431,100  366,500 na 24,433 
Retail & Entertainment 33,100  29,800 na 1,167 
Parking 205,200  na ∼7,300 parks*  
Total 1,612,500 1,197,900  43,080 
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