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About this document
This document provides:
•

an overview of how the council is involved in
accommodating, sequencing and supporting growth
and how development contributions fit within this
context.

•

describes how we set development contributions
charges.

•

details the key changes in our draft Contributions
Policy and why we have proposed them. It should
be read in conjunction with the Draft Contributions
Policy 2019 document.

•

To support your consideration of this proposal we have
made the following supporting documents available:
•

Draft Contributions Policy 2019

•

How we set Development Contribution charges

Within this document:
•

All prices are stated excluding GST

•

All expenditure includes the impact of inflation

Sets out how you can have your say on this
proposal

How to have your say
The public consultation runs from 19 October to 4.00pm 15 November 2018.
For more information and a schedule of Have Your Say events please see section 7 of this document.
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Part 1: Introduction
Auckland Council is seeking feedback on our contributions policy which is a part of Auckland’s wider
infrastructure funding picture.
This document shows how Auckland Council plays a key role in enabling and supporting the city’s growth
through both land-use planning and infrastructure provision. Development contributions are the mechanism by
which we ensure that an appropriate share of the cost of our infrastructure investment is recovered from the
development it supports.

Auckland’s growth challenge
Underpinning the challenges facing Auckland is the pace of growth that we have been experiencing for the last
few years and expect to continue facing over the foreseeable future. Our growth has consistently exceeded
forecasts and we expect to be a region of around two million people by 2028. That means the number of people
in Auckland will grow by an amount equivalent to the size of the population of Tauranga every three years.
It is estimated that the Auckland region is short 45,000 dwellings to meet current demand for housing. A further
313,000 dwellings and work places to support 250,000 jobs will be required by 2050 to meet expected growth.

We have a plan to accommodate this growth
The Auckland Plan 2050 sets our direction to cater for this expected growth and the Unitary Plan sets out where
growth can be accommodated across the region. This includes residential development and business and
employment development.
The Unitary Plan allows for 60-70 per cent of growth over the next thirty years to be met through greater
intensification of the existing urban areas. The remaining 30-40 percent of growth will be in new urban areas in
the greenfields around Auckland.

Sequencing of development
The Auckland Plan 2050 also sets out our Development Strategy, Auckland’s plan for how we will sequence
growth and development.
Not all the areas identified for intensification or urban expansion can be developed immediately. Many require
significant investment in supporting infrastructure and detailed structure planning before development can
commence. The sequencing in the Development Strategy informed the decisions made in the 10-year Budget
(Long-term Plan 2018-2028).

Investing in infrastructure
In June 2018 the Auckland Council adopted a new 10-year Budget. This included an Infrastructure Strategy
informed by the Development Strategy, by our Financial Strategy, and aligned with central government’s
transport priorities.
The 10-year Budget has a capital programme of over $26 billion including significant investment to support new
development over the next 10 years. This investment is not, however, sufficient to enable all the future urban
areas to be developed or all of the intensification projects to proceed immediately.
Limits on the council’s ability to borrow mean that additional investment, even if it is eventually funded by
developers, would require new or alternative financing mechanisms. We continue to work on new ways to
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partner with others to build and finance infrastructure. If we can do this successfully this will enable more
development areas to be supported earlier.

Development in Auckland
Enabled by the Unitary Plan and sequenced through the Auckland Plan 2050
Can develop now

Enabled 2018-2028

Enabled 2028-2048

Supporting infrastructure in
place

Required infrastructure
investment included in the
10-year Budget

Further infrastructure
investment required for
development to go ahead

Growth-related investment
recovered through DCs

Investment will be costed
and planned through
Structure Plans. Additional
funding or financing would
enable this to be brought
forward

Costs of historical
investment recovered
through DCs

Development charges (or
other growth-related
charges) in these areas will
reflect true cost by the time
they are enabled

Development charges in draft
policy reflect cost of
infrastructure

Development Contributions
The draft contributions policy seeks to recover a fair share of the infrastructure costs currently planned from
developments that are enabled by or benefit from this planned infrastructure.
In areas that already have sufficient infrastructure, or it is planned will within the next ten years, the policy
describes the contribution to the cost of this infrastructure that will be charged to new development.
For areas where the infrastructure provision is not scheduled for the 2018-2028 period development cannot yet
proceed due to the infrastructure constraints. We will continue to work on determining the cost and funding
arrangements for the infrastructure required. The development charges for these areas included in the draft
Contributions Policy 2019 do not yet adequately reflect the true cost of providing infrastructure in those areas
but once the costs and funding arrangements are clear the development charges (or other growth-related
charges) will be updated to ensure they are paying their fair share when the areas are able to be developed.
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Part 2: The council’s role in growth and development
Our Development Strategy
Growth on this scale is significant and requires us to work together with other infrastructure providers and
ensure we have a clear understanding of where and when investment in planning and infrastructure needs to be
made and maintained.
The Development Strategy provides the strategic direction for how and where growth can be realised over the
life of the Auckland Plan 2050. It identifies the expected location, timing, and sequence of future development
capacity in the existing urban areas and future urban areas. More detail of the Development Strategy, including
associated maps, can be found at www.aucklandcouncil.govt.nz/plans-projects-policies-reports-bylaws/ourplans-strategies/auckland-plan/development-strategy.
Future development will be focused in existing and new urban areas within Auckland’s urban footprint, limiting
expansion into the rural hinterland. By 2050, most growth will have occurred within this urban footprint,
particularly focused in and around:
•

the city centre - the focus of Auckland’s business, tourism, cultural and civic activities

•

the nodes - Albany, Westgate and Manukau, including their catchments, are critical to growth across the
region, offering a broad range of business and employment activity, civic services and residential options

•

identified development areas - specific locations that are expected to undergo a significant amount of
housing and business growth in the next 30 years.

•

future urban areas - new communities will be established on the fringe of Auckland's existing urban area,
and in rural and coastal settlements. The strategy sets out the agreed timing and sequencing for when
future urban land will have live zoning and the necessary bulk infrastructure in place to enable development
to commence. Sequencing spans three decades which helps to spread associated costs.
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The Auckland Plan 2050 Development Strategy
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Our infrastructure investment response
Delivering Auckland’s infrastructure requires co-ordination across a number of public and private organisations
depending on the type or scale of infrastructure. Typically:

•

Government provides state highways, railway lines, and some social infrastructure such as schools and
hospitals. It also subsidises other transport infrastructure.

•

Auckland Council, including its council-controlled organisations, provides arterial roads, public transport
systems, water supply, wastewater and stormwater networks and social infrastructure such as community
facilities and parks.

•

Developers initially construct local streets and pipe networks which are then vested with council to own and
maintain. Energy and communications infrastructure is typically supplied by private utility companies.

More information on the funding split for transport, water and community growth infrastructure can be found on
pages 10 and 11.
Public funding for investment is ultimately constrained by both cost acceptability and borrowing sustainability.
Both Auckland Council and central government need to prioritise their investment in new infrastructure
alongside the other projects and services they deliver.
Development contributions fund transport, stormwater, parks acquisition and development, and some
community infrastructure. A detailed list of the projects and programmes to be funded by development
contributions is set out in Schedule 8 to the draft Contributions Policy 2019. development contributions are not
used to fund water and wastewater assets which are provided by Watercare Service Limited.
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Wider-network
council charges

Localised council
charges

Developer costs

Part 3: Who funds growth infrastructure?

Transport infrastructure

Water & Wastewater Infrastructure

Developers pay for things like:
• Local roads through a development
• Cul de sacs
• Local footpaths
• Local bus and cycling infrastructure
• Intersection upgrades
• Works required for resource consent

Developers pay for things like:
• Water and wastewater infrastructure within
a development
• Water and wastewater pipes to connect a
development to the local network

Costs vary by development site

Costs vary by development site

DCs charged to pay for planned infrastructure
servicing multiple land owners, including:

Not typically applied but unique circumstances
may require agreement for a developer(s) to
pay a contribution towards extending the trunk
network.

•
•

Capacity upgrades to adjacent arterial
roads and intersections
Extending the local arterial network to
connect to the development

Charges in urban area range from $2,430 to
$7,772

DCs charged to fund a proportion of the cost of
increasing infrastructure capacity and
improved connections across the wider
network including:
•
•

Major upgrades of arterial roads
Major public transport projects e.g. the City
Rail Link

Infrastructure Growth Charges charged on
connection to fund a portion of the cost of
increasing infrastructure capacity across the
wider network, including:
•
•

Adding capacity to treatment plants
Major upgrades of water and sewer mains

Charges for Auckland Wide are $4,135
Charges in urban area $11,680

10

Contributions Policy 2019 Draft Consultation Document

Stormwater Infrastructure

Reserves and Community Infrastructure

Developers pay for things like:
• Onsite works to mitigate local stormwater
impact
• Stormwater ponds servicing one subdivision
• Works required for resource consent

Developers pay for things like:
• Providing esplanade reserves

Costs vary by development site

Costs vary by development site

DCs charged to pay for planned infrastructure
servicing multiple land owners, including:

DCs charged to pay for planned infrastructure
servicing multiple land owners, including:

•

•

•

New stormwater ponds and reticulated
networks servicing multiple developments
Capacity upgrades of the existing reticulated
stormwater network

•

Neighbourhood parks and playgrounds
serving multiple developments
Community houses and halls

Charges in urban area range from $15 to
$18,342

Charges in urban area range from $2,616 to
$12,985

DCs charged to fund a proportion of the cost of
stormwater management and planning across
the wider network

DCs charged to fund a proportion of the cost of
increasing infrastructure capacity across the
wider network, including:
•
•
•

Regional parks
Sub-regional sports field facilities
Sub-regional destination parks, playgrounds
and public spaces

Charges in urban area $3,955

Charges in the urban area range from $343 to
$3,107
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Relationship between investment and contributions
Investment in infrastructure does not wait for contributions revenue to be received.
•

Expenditure proceeds in accordance with our plans and strategies.

•

Development Contributions are received as development occurs.

•

The council must borrow to manage cash-flow differences.

10-year Budget
Total capital investment
$26.2 billion

Less:
• Renewing and replacing
assets
• Improving service levels

Less:
• NZTA funding
• Other funding sources
• Investment for growth
capacity beyond the LTP
Plus:
• Prior investment providing
capacity this decade
• Interest costs

Growth related
investment

Council spends

$7.4 billion

Development
Contributions
revenue
$2.7 billion
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Part 4: How we set development contributions charges
Development Contributions are a cost recovery method. It is important the prices are set in a way that ensures
each development contributes a fair amount towards the infrastructure cost.

Investment
Split the growth
infrastructure
investment between
infrastructure type
and funding area

Split of investment to be recovered
Area

Transport

Regional

Stormwater

$517m

Sub-regional
Local catchment
Total

Parks &
Community

$402m

$291m

$154m

$324m

across 6 areas

across 2 areas

across 4 areas

$214m

$344m

$415m

across 8 areas

across 40 areas

across 22 areas

$1,022m

$498m

$1,141m

Quantity

Projected growth

For each funding
area calculate the
total projected
number of growth
units

Differing infrastructure pressures of different development types are
adjusted for to obtain a common measure of growth. This measure
is Household Unit Equivalents (HUEs)
Examples:
• The regional transport funding area has 125,088 HUEs
• The Takanini reserve development funding area has 967 HUEs

Price
Divide the cost by
the number of units
to calculate the price

Prices

Examples:
• The regional transport price is $4,135 per HUE
• The Takanini reserve development price is $460 per HUE
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Part 5: Example areas of development
Areas in the North
Dairy Flat
•
•

Albany

Rural land scheduled for urban
development 2033-2037
No direct infrastructure
investment in 10-year budget

•

•

•

Development node for the north,
identified for significant growth and
intensification.
Historical investment to be
recovered including Albany
Highway upgrade
10-year budget includes:
o Dairy Flat Highway Upgrade
o Medallion Drive Link

Kumeu / Huapai
•

•

Northcote
•
•

Some immediate development
capacity, further growth in second
decade
10-year budget includes:
o Kumeu/Huapai Station Road
Intersection
o Park and Sport Park land
acquisition

•

14

Key development area
Significant historical investment in
open spaces
10-year budget includes:
o Stormwater management
o Community hub and town centre
upgrade
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Areas in the South

Pakuranga
•

•
•

An established centre and
neighbourhood in the east with
current developer interest.
Intensification expected in
years 4 to 10
Key investment in 10-year
Budget is completion of the
Eastern Busway transport link

Otahuhu
•
•

•

Key development area with
growth projected in years 1-3
Significant investment over
recent years including:
o Bus/rail interchange
o Swimming Pool
Travel times to city will benefit
from City Rail Link completion

Drury South
•

•

15

A residential SHA
with development
in progress
10-year Budget
includes Spine
road stage 1
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Areas on the Isthmus

Tāmaki

City Centre and City Fringe
•
•

•

Significant capacity for development
10-year budget includes:
o Downtown Ferry Basin
redevelopment
o City Centre Bus improvements
o Wynyard Quarter Integrated Road
programme

•

A transformation area led by
Tāmaki Redevelopment Company
10-year budget includes:
o Park development
o Masterplan priorities (Panmure
Basin)
o Tamaki greenways shared path

Avondale and New Lynn Development areas
•
•

Key development area with growth projected in years 1-3
Development potential enhanced by completion of City Rail Link
and associated reductions in travel times
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Part 6: Changes in the Contributions Policy 2019
A new contributions policy
Auckland Council’s current contributions policy was adopted in June 2015 to reflect the investment decisions
made in the Long-term Plan 2015-2025. This policy was then refined in August 2016 to include additional
funding areas and was due to expire on 30 June 2018.
The 10-year Budget 2018-2028 was focused on investment to meet the most pressing needs of Auckland
including meeting the challenge of supporting Auckland’s growth. The budget looked at prioritisation of the
investment and the ways in which we might fund it.
A key part of our planning process was working with central government through the Auckland Transport
Alignment Project on developing an aligned programme of investment in transport infrastructure which was
released at the end of April this year.
Given the expiration of our current policy and the significant change in our investment plans a new contributions
policy was needed.

Initial conversations
Following the release of the ATAP report council staff worked to develop a proposal for a new policy and
undertook consultation in May 2018.
The key messages from this consultation were:
•

A desire for more detailed information on our investment programme

•

Requests for additional time to consider the content and implications of the new policy

The council decided after this consultation to extend the current policy to the end of January 2019 to provide
time for further improvements to the policy and its supporting information and for this additional consultation
exercise.

Contributions Policy 2019
The key changes from the Contributions Policy 2015 (Variation A) are outlined on the following pages.
The draft Contributions Policy 2019 can be found at aucklandcouncil.govt.nz/developmentcontributions
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Change 1: Cost of development contributions
Reason for change
Contribution charges are calculated by dividing growth capital expenditure by the estimated number of new
residential and non-residential developments it supports. The level of expenditure in the draft Contributions
Policy 2019 has been updated to reflect the recently adopted 10-year Budget 2018-2028 and the level of
development has been updated to reflect our latest projections.

Detail of change
The level of investment in growth infrastructure has risen from $5.1 billion in the last 10-year Budget to $7.4
billion in the 10-year Budget 2018-2028.
Using these figures, the indicative average urban development contribution price will rise from around $21,000 to
$26,000 (excluding GST). Development contribution prices vary across the region depending on the
infrastructure investment required to support growth for example, in
•

Manurewa-Papakura - new price will be $42,182 to reflect increase in stormwater and parks investment

•

Manukau Central - new price will be $22,572 as there is capacity available in existing network infrastructure.

Impact
Economic research indicates that increasing the development contribution price does not generally increase
house prices, as these are set by the market and not by developers. Increasing the contribution charge will likely
lower the price of developable land as the true cost of infrastructure is incorporated into the value of land to
developers.
Our research indicates that raising the price of development contributions will:
•

better align these costs with the actual cost of infrastructure

•

increase certainty that infrastructure will be delivered

•

encourage more accurate pricing of land purchases for development to reflect future development
contribution prices

•

impact developers who have paid for land based on current development contribution prices.

Question
Do you support the increase in development contribution price to enable greater investment in infrastructure that
enables development to occur?
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Change 2: Unit of demand factors
Overview
Different types of developments create different levels of demand on infrastructure. To ensure that new
developments contribute a fair amount towards the cost of the infrastructure the contributions policy will charge
different types of developments at different rates for the same infrastructure.
For example, take two buildings of the same size, one an office block and the other a supermarket. The need for
stormwater infrastructure is driven by local geographical conditions and the size of the building and parking area
that collects water to be dealt with (“impervious area”). These two buildings would require the same level of
stormwater infrastructure. Demand for transport infrastructure is driven by other factors such as the number of
trips. Therefore, the two buildings would require quite different transport investment levels. The contributions
policy would charge these two buildings the same for stormwater but differently for transport.
The pricing unit for development contributions is a Household Unit Equivalent (HUE). The pricing of different
development types is set based on a factor of this unit (the demand factor). The contributions policy includes a
schedule showing different development types and the associated demand factors.

Reason for change
We have reviewed the development types and associated demand factors to ensure the sharing of costs
between development types is equitable.

Detail of change
Non-residential transport
Transport demand factors are calculated using data on the daily volume of trips generated from each
development type. A review of this trip data shows that retail and commercial developments generate
substantially more trips than residential and other development types.
The transport demand factors proposed are set out in the table below as the amount of floor area per HUE. For
comparison, the demand factor for a residential housing unit is 1.0.
HUEs per 100m2
Development Type

Existing Policy

Draft Policy

Commercial

0.37

0.73

Retail

0.47

2.79

Education and Health

0.37

0.37

Production and Distribution

0.29

0.10

Other non-residential not specified above

0.37

1.00

Changing the demand factors will result in some sizeable changes in the transport charge to different
development types. As the transport component of contribution charges varies across the region based on the
need for investment in each area the exact price effects will vary. In broad average terms the proposal will
increase the transport price for retail by $18,000 per 100m 2 and $2,900 per 100m2 for commercial. The price
will fall by $1,450 per 100m 2 for production and $500 per housing unit for a standard residential dwelling.

Other options
The council has also considered the option of a three-year transition to the new demand factors.

Question
What do you think of these changes?
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Change 3: Extending the timeframe for payment
Reason for change
To support developers to pay development contributions as close as possible to the potential realisation of their
investment e.g. sale of land or buildings, we’ve proposed some changes to the time payments are due.
Two administrative changes are also proposed to payment timing and enforcement.

Detail of changes
When a development charge is payable depends on the nature of the development. Most residential
developments (about 75%) require payment when the resource subdivision consent is finalised, for others
payment is related to the issue of a building consent. To address the alignment of contributions payment with
investment realisation the following change is proposed for this second group.
Building consent type

Payment timing - current

6 months after the granting of the building
consent

Residential use
Single residential
consents that contain 5 or
more dwelling units

Payment timing – proposed

At the time of granting the building
consent

At the time a request is made for a code
compliance certificate or a certificate of public
use, or 24 months after granting the building
consent, whichever is the earlier

Some developments require a land use consent but not a resource consent or building consent (or are exempt
from paying on these consents). For these the development charges will need to be paid six months after
granting the land use consent.
At present non-residential developments are required to pay on issue of a code of compliance certificate or
certificate of public use. Some developments do not require one of these certificates to operate. We propose
that the latest a contribution should be due is 24 months from the issue of the building consent. This provides
enough time for developers to realise their investment.

Question
What do you think of these changes?
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Change 4: Other changes
New development type
Student accommodation
Accommodation provided specifically for students has traditionally been charged similarly to motel or hotel
accommodation but the demand on infrastructure is notably less and the contribution should also be less. We
therefore propose a new development type for student accommodation.
For example, the accommodation is only designed for one student per unit (whereas an accommodation unit is
expected to typically accommodate 1.7 people a night). Student accommodation is also generally located closer
to their residents’ primary travel destination (university) and walking is the most common travel mode. The
demand factors for this new type are shown below:
Development type
Student Accommodation

Infrastructure type

Proposed demand factor

Stormwater
All others

0.34 HUE per 100m2 Impervious Surface Area
0.22 HUE per unit

Development type definitions
Small ancillary dwelling units
Change the ‘size’ definition of small ancillary dwelling units to those with a gross floor area less than or equal to
65m². This aligns the Contributions Policy with the definition in the Unitary Plan to avoid customer confusion.
Retirement villages
Amend the definition of a ‘Retirement Village’ to align with the Unitary Plan to avoid customer confusion.

New and changed funding areas
Transport
The draft Contributions Policy 2019 includes seven additional local funding areas for transport. These funding
areas allocate the cost of transport infrastructure to the priority growth areas in the Northwest, Dairy
Flat/Wainui/Silverdale, Greater Tamaki and Albany and to the Rural Areas in the North, West and South.
Parks and Community facilities
Changes have also been made to the funding areas for reserves to provide a more refined allocation of these
costs to development areas. The Greenfield, Urban and Rural funding areas have been replaced with Northern
Greenfield, Southern Greenfield, Northwest Greenfield and Urban funding areas. As a result the development
contribution charges better reflect the differences in investment required to meet the needs of future growth.
A new funding area has also been created for reserves and community facilities in Greater Tamaki to reflect the
specific needs and plans for that area.
Stormwater
Two additional stormwater funding areas have been created where investment is now planned Hauraki Gulf
Islands and Omaha/Matakana.

Question
What do you think of these changes?
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Part 7: How to have your say
We want to hear your views on the issues facing Auckland’s future.
The public consultation runs from 19 October to 4.00pm 15 November 2018 and there are a number of ways
you can have your say including:
Written feedback

You can provide feedback online at aucklandcouncil.govt.nz/developmentcontributions
Alternatively feedback can be submitted by email to:
contributions.policyteam@aucklandcouncil.govt.nz or mailed, freepost, to:
Contributions Policy 2019
Auckland Council
Freepost Authority 182382
Private Bag 92 300
Auckland 1142

In person

There will be a number of events during the consultation period designed to give you an
opportunity to be heard by the council’s decision-makers.
“Have your say” events
Events are spread across the region, which you’ve told us are more convenient. If you would
like to submit your feedback at an event in New Zealand Sign Language or in Te Reo Māori,
please contact us ahead of the event.
Date
Tuesday 30 Oct

Wednesday 31 Oct

Monday 5th Nov

Tuesday 6th Nov

Venue
Puhinui Room,
33 Wiri Station Rd
Manukau
Council Chambers
Auckland Town Hall
Queen St,
Auckland Central
Takapuna Service Centre
1 The Strand,
Takapuna
Ground floor, Rooms 6,7 and 8
Western Springs Garden Hall 2
956 Great North Road,
Western Springs

Time
9.30 – 11.30
9.30 – 11.30

10.00 –12.00

6.30 – 8.30

To help us with our planning, please indicate which Have Your Say session you are likely to
attend.
Presentation style event
A session where stakeholders can present to councillors has been scheduled for 23
November 2018. As space at this event is limited please register your interest in presenting
by emailing Contributions.PolicyTeam@aucklandcouncil.govt.nz before 4pm on 15
November.

For further information, visit aucklandcouncil.govt.nz/developmentcontributions or call
09 301 0101.
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