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1. Executive Summary 
 
The Rangiuru Business Park (RBP) has been reviewed as part of the SmartGrowth 
industrial land study. 
 
The focus of the review was: 
 
• Development staging and timing 
• Infrastructure investment and timing 
• Market viability 
 
The goal was to reduce the total development costs (financial contributions and 
developer costs) to improve financial viability. 
 
The research has determined that the investment required to develop the RBP can be 
staged and reduced through a revision of standards and timing of infrastructure. 
 
The financial summary of development costs as modelled are: 
 
Financial contributions – provision of infrastructure  $ 65 m2 

Developer costs      $ 50 m2 

Margin, land       $ 40 m2 

$155m2 

 

A minimum of $150 - $160 m2 improved land value is required to support development 
and the Tauranga City Council financial viability model calculates a range of $200 - 
$220 m2. 
 
The current market suggests the improved land value is in the $80 - $120 range and 
therefore RBP is not currently viable. 
 
The Tauranga City Council Financial Viability Model has been utilised in the other 
industrial land review studies.  Accordingly the total development cost calculated by 
that model should be utilised in comparison with the other industrial land. 
 
The indicative timing of RBP is 5 – 10 – 20 years. 
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The key piece of infrastructure required to enable RBP to proceed is the connection to 
SH2, the mid-block connection, as this will provide the business park with a safe 
connection to the transport network.   
 
Based on the current cost estimates for this intersection, and link road to Young Road 
the connection represents approximately $5 per m² of the modelled per m² 
development cost. 
 
It is recommended that the SmartGrowth partners focus on achieving the midblock SH2 
roundabout in order to facilitate the RBP development. 
 
 
2. Background 
 
This report was prepared in response to a need to develop an economic and fundable 
solution for the Rangiuru Metroplex industrial zone.  The basis of the report is the 
research brief developed with the Research Working Group. 
 
The original design and structure plan was prepared for Quayside Holdings and 
Western Bay of Plenty District Council (WBOPDC) District Plan in 2005.  The structure 
plan was subsequently revised in 2010 by Consultants Harrison and Grierson (H & G) 
including consideration of a 400 ha development. 
 
A report by GHD from July 2010 on the connection from Young Road to SH2 was also 
reviewed. 
 
Under the original (2005, and 2010) development models, the industrial zone is 
considered uneconomic in the current market.   
 
 
3. Methodology 
 
The Plan change was developed on the basis that Quayside or a developer would be 
the funder of infrastructure and Council would not be banker.  The funding model is not 
covered in this report. 
 
This current report builds on the work of the above two reports, but is largely based on 
the subdivisional layout of the H & G report.  This report suggested and investigated 
ways to reduce costs over the 2005 design.  The final costs were then included in a 
financial model that was produced by Frazer Smith of Tauranga City Council.  This is 
referred to as the 2010 Financial Model. 
 
Input for the 2012 Financial Model and the current report has been provided from: 
 
• Harrison & Grierson’s Dave Napier, for overview of the 2010 H&G report, and 

general advice on potential fatal flaws. 

• Frazer Smith, for advice on the use of the TCC financial model. 

• Quayside Holdings consultant, Mike Horsley for general comment on an early draft. 
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• NZTA (Andrew Scott, Wayne Troughton and Alistair Talbot) for comment on TEL, 
SH2 central link issues.  

• GHD report for NZTA “Report for State Highway 2 Maketu Rangiuru Intersection 
Improvements, Project Feasibility Report, volume one:  Report July 2010”. 

• WBOPDC Utilities Staff for water, waste water and storm water issues. 

• Gary Main, Transportation Co-ordinator, WBOPDC, for review of central link road. 

• Phil Martelli, Resource Management Manager, WBOPDC, for District Plan issues. 

• Andries Cloete, Policy Analyst Resource Management, WBOPDC, for storm water low 
impact design issues and District Plan issues. 

• Peter Clark, Procurement and Projects Manager, WBOPDC, for general development, 
roading, timing and reporting.  A map of the proposal is shown in Appendix  1. 

• Review by Gary Allis, Group Manager Engineering Services, WBOPDC. 

• Review and reprogramming after meeting with Quayside. 

 
The review focused on each of the utilities individually, assumptions identified and 
potential solutions discussed. 
 
As a result of the meeting with Quayside Developments, a most likely construction 
programme was included in the Trial 4 of the Financial model. 
 
 
4. Side Agreements 
 
It is assumed that conditions of side agreements can either be met or re-negotiated to 
reflect proposed changes within this report.  A synopsis of side agreements state: 
 
1. Quayside has agreed to provide funding for the construction of Pah Road 

Roundabout and will divert this funding to the mid-block Interchange (Intersection 
D on the attached plan).   

2. A second agreement deals with making either Pah Road/SH2 intersection or the 
midblock alternative intersection operational.  Maketu Road intersection is also 
referenced for possible closure.   

3. NZTA has signed a legal agreement which requires a contribution of up to $1.5m to 
the Pah Road roundabout and this contribution can transfer to the Midblock. 

 
 
5. Assumptions 
 
A number of the assumptions utilised in the modelling and as the basis for this report 
are set out in Appendix 2. 
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6. Storm Water Review 
 
The storm water system as described in 2010 H & G Report was reviewed, however no 
clear savings were identified. 
 
Levels throughout the system are very finely controlled, and the open channel swale 
designs are part of the retention system.  Culvert sizes have therefore not been 
reduced, nor the width of the swales changed. 
 
The only practical cost savings identified for the storm water system would be to delay 
construction of the large pond to reduce the initial cost of capital.   
 
For this reason the large pond costs have been spread to align with the three major 
development blocks.  Changes to the discharge consent are not considered in this 
report. 
 
The financial model includes NZTA installing the culverts under the TEL as part of the 
current TEL contract, and subject to Quayside approval and funding, positioned in the 
revised H&G 2010 location.  The culvert installation has been approved by Quayside. 
 
 
7. Water Supply Review 
 
Water supply modelling indicates that Council water supply can be used to supply the 
industrial zone without connecting to the Waiari scheme.   
 
This is a significant change when compared with previous modelling and has come 
about through a Council programme of water reallocation, and different assumptions 
on water demand. 
 
Replacement of approximately 2km of pipework between Pongakawa and Rangiuru 
Business Park (RBP) is included in the water supply upgrade. 
 
The key difference is the system design.  This has been reviewed and is based on a 
demand of 5.5 HHE per hectare.  This is based on the current average industrial lot size 
within WBOPDC of 1800 m2 per lot. 
 
The sensitivity of 5.5 HHE / ha has been tested at 11 HHE / ha and this can be 
provided with little change to the financial model. 
 
The consequent water demand is therefore considerably reduced and design is 
governed by fire water supply.  The system demand can therefore be met with a series 
of 300mm and 200mm ring mains, plus an on site permanent 3000m3 reservoir, fire 
pressure booster pump and non return valves.   
 
While the industrial park is unlikely to be the sole cause of any upgrade to Council’s 
bore supply, a $1m upgrade to Pongakawa Bore has been included in costs in year 
2030. 
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It is proposed that each lot of 1800 m2 or less will be provided with a 20mm water 
supply connection.  Larger lots will be able to aggregate additional connections pro rata 
per 1800m2, ie. a 3600 m2 lot will be entitled to two 20mm connections.  However 
note, a 3500 m2 lot will still only be entitled to a single connection. 
 
The supply can be either connected to on site utilities, or where the business needs a 
larger water supply, several options can be made available: 
 
1. Additional 20mm supply can be purchased from those who do not need additional 

water. 

 
2. An on lot reservoir can be connected, filled by trickle supply.  Note, this system is 

already in place at Katikati where a 20mm connection provides water to tanks at a 
concrete batch plant. 

 
In effect, water supply units will become tradable between business owners, while 
other heavy water users may also install a bore supply.  A change to the District Plan 
will be required to give effect to this proposal. 
 
Note, the current financial contribution of approximately $6,751.00 per HHE (2012 / 
13) will still be chargeable for the off-site infrastructure component, ie. an additional 
cost of approximately $3.70 / m2 (see also Appendix  3).  This cost is shown as a 
separate line item in the preferred option. 
 
 
8. Waste Water 
 
It is envisaged that the first 20 ha will be developable with an on site waste water 
disposal system. 
 
Based on the assumptions that the land use is restricted to bulk storage facilities, and 
light industry with low water use facilities only, advanced septic tank systems are 
considered a feasible solution. 
 
Septic tanks with a discharge volume up to 2 cubic metres per day per lot (not being 
less than 1500m2) are permitted activities.  A raised bed disposal field (soil category 1) 
is required to have a minimum area of 256 m2. 
 
Industries discharging a higher volume can add further advanced septic tank disposal 
systems within their boundaries, providing the density does not exceed 1 field per 1500 
m2.   
 
If this can’t be achieved storage facilities may be required for a delayed discharge eg. 
on the weekend, or pumped out and transported to a waste water treatment plant. 
 
Owners would be advised that a fully reticulated pumped system is planned for no 
earlier than 2021, and that they would be required to connect their own pumping 
system at that stage.  Advisory notes could be added each title.  (This would follow the 
Maketu township waste water system design). 
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A full system of High Density Polyethylene (HDPE) pressure pipes reticulation and ducts 
across each intersection could be installed in the berms for future use, however it is 
recommended that only the ducting is installed initially.  The cost of the full system is 
included in costings for the year 2021 ready for the next development block. 
 
Major capital costs would therefore be delayed. 
 
A sum of $5,000 per lot (for the first 20ha based on average of 1800m2 / lot) has been 
included in the financial model to reflect the additional costs that would be incurred for 
these lots to connect.  If the developer wished to remove this cost, and allow a new 
owner to carry the cost, this would reduce the finco by approximately $0.70 / m2. 
 
The key differences with this system when compared to the 2010 system is that 
project costs are significantly reduced due to a pumped system that is significantly 
smaller than that of a traditional gravity system.  Infiltration is minimised, and on site 
storage is largely at the cost of the site owner.  Similarly upgrades to the Waste Water 
plant in Te Puke are reduced in size and timing delayed.  
 
For the purposes of this exercise, the following assumptions are also made: 
 
1. There will be no connection to AFFCO meat works waste water treatment plant. 
2. Trade Waste bylaws still apply. 

3. No new waste water infrastructure is required before 2021 (except ducting across 
intersections). 

4. Design 2020. 

5. Construct 2021. 

6. The pumped system will minimise infiltration. 

7. Waste water storage will still be required on site for all properties, ie. minimal mass 
storage will be provided at Council operated pump stations. While it may be more 
efficient for Council to provide mass storage, the initial capital and uncertain on-
going finance cost of this mass storage, is likely to exceed the cost of incremental 
storage provided by users on site. 

8. Waste water is to be pumped to Te Puke Waste Water Treatment Plant, along a 
5.5km corridor. 

9. Upgrades to Te Puke plant and discharge consents will be reprogrammed for 
completion in 2021.  As quantities have been significantly reduced, costs for the 
upgrade of the Te Puke Waste Water Te Puke are reduced to $4m in each of the 
years 2020/21 and 2040.  (Note the $8m is an estimate of cost that will be 100% 
attributable to RBP.  It does not reflect the actual cost of the upgrade.) 

 
A cost of $8 m is included in costs for upgrades to the Te Puke Waste Water Plant 
and consent, directly attributable to RBP.  This has been split into two equal 
tranches, in 2021 and 2040. 
 
Off site financial contributions for waste water are not included in the Financial 
Model, and more comment is made in Appendix  3.  It is estimated that some 
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contributions for the use of existing capacity may be made, however it should be 
relatively small, if at all. 
 
For clarity, please note, the $8m off site works which are as a result of the RBP 
development, are included in RBP’s FC model. However consumption of existing 
capacity within Council’s system is not included in RBP’s FC model and is therefore 
included in a separate off site financial contribution (Appendix  3). 

 
 
9. Transportation 
 
An approved connection with SH2 is required in order for any development of RBP.  
Accordingly this is the key component to facilitate development.  The most recent 
assessment estimates the cost of this intersection (midblock roundabout, link road to 
Young Road to be approximately $9m).  There is a legal agreement between Tauranga 
City Council, Western Bay of Plenty District Council, NZ Transport Agency and Quayside 
Properties Limited that sets out a cost sharing arrangement for the intersection. This 
advises that NZ Transport Agency would contribute up to $1.5m, Quayside Properties 
Limited would contribute $2.7m (plus escalation). 
 
The funding of the balance has not been determined.  Potential funding sources 
included NZTA block project, WBOPDC, Quayside and developer.  Funding from Council 
and NZTA would reduce the estimated $5m2 for this roading connection, eg. a $4.5m 
contribution would reduce the financial contribution by $2.50m2  approximately.  
 
Modelling was undertaken to determine how much of RBP could be developed with a 
SH2 connection but without the TEL Interchange. 
 
The proposal is to build the mid-block roundabout on SH2 at an early stage (2015-
2016) of the business park development, and then to connect to the TEL at a later 
stage (2029-2030).  The District Plan currently requires the business park to connect to 
the TEL prior to more than 25ha of the business park development being established. 
This was forecast to be in approximately 2016 which aligned with the opening of TEL.  
The construction of the midblock results in improvements to the Pah Road / SH2 
intersection being minimised, and it would carry reduced traffic while Maketu Road / 
SH2 intersection would be closed.   

 
A detailed model of the roundabout intersection and links was prepared (Appendix  4 
& 5).  It was used to assess the future flows on SH 2 west of the site in the conditions: 

 
a. Without TEL and without development on site, in 2026. 
b. With TEL and with 48% development on site in 2026.  (Note this may be 

considered a maximum level of development, as the Financial Contribution model 
indicates 30% development at year 2026 and 43% at year 2030). 

 
It showed:  
 
a. That the roundabout would operate satisfactorily at 100% development. 
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b. It concluded that the mid-block roundabout on SH2 can service up to a level of 
48% development without safety and efficiency impacts on SH 2 more severe than 
those previously considered tolerable, at least in the short term.  
 
Hence, by delaying the connection to TEL, traffic issues do not compromise 
development. 
 
 

10. Future of State Highway 2 – WBOPDC View 
 
NZTA has signalled its intention that once the TEL is completed to revoke SH2 to 
Council. 
 
Council has advised that for a number of reasons it does not consider SH2 should 
become a local road, including maintenance costs, free parallel route to a toll road, 
current standard and condition of SH2. 
 
The implications of the proposed revocation are not considered to materially affect the 
development time frame and financial model for RBP. 
 
There are a number of items that will need to be considered in the NZTA / Council 
discussion on revocation. 
 
A range of actions can be taken to encourage traffic to utilise TEL rather than SH2 
through Te Puke (eg. lower speed limit, Te Puke town centre works).  These actions 
can be undertaken irrespective of whether SH2 is a state highway or local road. 

 
 

11. NZTA Response 
 
The proposal to develop RBP to 48% (72ha) from the current 15% (25ha) threshold 
prior to a TEL connection has been discussed with NZ Transport Agency.  
 
The proposal to increase the level of development that can occur before the Rangiuru 
Business Park is connected directly to TEL is not considered appropriate by NZTA.  One 
of the benefits that TEL brings is the opportunity to remove traffic off the current SH2 
likely to be generated by the RBP.  It is accepted that a number of additional short-
distance trips will need to use SH2 to access local destinations. However, TEL (via the 
Rangiuru Interchange) is the most appropriate means for providing access for longer-
distance trips (particularly trucks) generated by the RBP.  By planning the network in 
this manner, the current side agreements protect the opportunity for TEL to support 
the revitalisation strategy of Te Puke (promoting the township as an attractive 
destination) by reducing traffic flow (including trucks) along the current SH2.  The 
proposal to increase the amount of RBP development prior to direct access to TEL runs 
contrary to this. 
 
The NZTA has signalled its intention to revoke SH2 (so that it becomes a local road) 
once TEL is complete.  



Date 29 August 2012   
Subject Rangiuru Business Park Industrial Land Review: Summary Report 
 

 

A638891  Page 9 
 

 
Revoking SH2 to local road status may have implications for RBP depending on the 
timing of the revocation in relation to RBP development.  The current most likely 
scenario would see RBP development after the TEL is open and after NZTA’s timing for 
revocation.  
 
The NZTA is currently undertaking a Form and Function study on SH2 post TEL for 
consultation with WBOPDC.  This study will inform the revocation process for SH2 
including what actions (eg. lower speed) could be undertaken to encourage vehicles to 
use TEL rather than SH2. The outcome of this revocation process may enable NZ 
Transport Agency to re-consider its position in respect to the need for the current 25ha 
development connection to TEL threshold to be retained unchanged.  
 
 
12. Road Specific Review 
 
A review of the development roading standards as undertaken to reduce costs. 
 
The roading layout is based on the 2010 H & G report.  The base layout is shown in 
Drawing No 129311-30 ref 4, and is replicated in the map in Appendix  1.  Each 
intersection has been identified alphabetically and referenced. 
 
It is proposed that all road reserves be 25m wide, which would allow for amenity, 
future upgrades to services, and should it be necessary, upgrades to road pavement 
widths. 
 
The staging of the road is assumed to follow the patterns shown on the Map in 
Appendix  1.  
 
Road Type A and B would follow the master plan layout, while Type C would be 
constructed only if needed to meet specific market design. 
 
1. Initially it was assumed that the central entrance road (A - C) would be constructed 

connecting the proposed Tauranga Eastern Motorway to Young Road.  The length 
from C - D would have been delayed until 2021.  It was assumed that NZTA would 
construct this intersection. 

 
However it is now understood that construction of intersection D and link C-D is 
the responsibility of the developer.  In order to meet District Plan rules and 
facilitate development, the model was revised to show the link A-D being 
constructed in the years between 2014 and 2016; intersection A in 2013/2014 and 
the rest in 2015/2016.  Finco trials 1 to 3 include this timing. 
 

2. As a result of “1” above, no change is proposed for the intersection Pah Road and 
SH2.  An agreement should be able to be reached with NZTA to ensure changes to 
the current District Plan, can be effected.   

 
3. The width of the central road (Type A) will be reduced to minimise the pavement 

cost.  This is a shown on the cross sections in Appendix 7.   
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Property access from this road will be restricted, with a pavement link width of 9m, 
with a lane configuration of 1.0, 3.5, 3.5, 1.0.   
 
A separate 2.5 m wide combined cycle and walkway path will be included on one 
side.   
 
Should property access be allowed or required, then an additional 3m wide central 
flush median pavement would be added.   
 
However it should be noted that a large swale drain parallels the Western side of 
the road from D to A, preventing easy direct access from that side.  Access to 
properties would be provided using lower standard internal local Type C roads.   
 
The width of link C - D will be subject to specific design as it tapers from 
intersection D (SH2 roundabout), and then flares at intersection C (Young Road). 
 
Costs for link C - D, including intersections, have been adopted from the GHD 
report. 

 
4. It is proposed to reduce the width of Collector roads (Type B) to a total pavement 

width of 12 m as shown in cross sections in Appendix  7.  This cross section is 
similar to Type A, with a 3 m central flush median to allow for turning, and with no 
on road parking provided, traffic flows will be relatively free flowing.   
 
Pedestrian refuges should be provided to enable safer road crossing. 
 
A single 2.5 m wide off road cycle / walking lane would also be provided.  

 
5. The District Plan may need to be amended to reflect off road business parking 

only. However for the purposes of this report, pavement costs for on road parking 
are included in the 2012 financial model.   

 
However the additional 5m of pavement for on road parking provided by the 
developer, adds approximately $2m to the total roading costs and approximately 
$0.90c / m2 in financial contributions.   
 
If parking costs are not included, a business owner could fund the additional 
widening and on road parking at their own cost.   
 

 
13. Other Factors 
 
Earthworks 
 
The master plan earthworks levels shown in the H & G report was reviewed.  It is 
recommended that these should remain unchanged due to the difficulty in assessing 
any sensible changes in the time available.   

 
Note: Costs for lot development earthworks are additional to those derived within this 
report.  They are included in the $50 m2 Developer cost estimate. 
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The H&G scheme plans appear to include many desirable amenity features, such as 
trees, swales and road reserves wider than Council’s Development Code.  These are 
considered appropriate and should remain as far as practicable.   
 
 
A 25m wide road reserve should be maintained throughout the development for all 
roads considered by this report.  This will ensure that any future infrastructure 
upgrades can be made without major disruption. 

 
Heavy Buildings 

 
A contention that the land is unsuitable for large heavy load buildings has not been 
tested, however it is likely that specific geotechnical design can address this issue.  This 
could be by way of low cost time dependant preload methods, or by way of specific 
engineering building techniques.  

 
 

14. Resource Management 
 
There are a number of resource management issues that need to be resolved as part of 
the progression of the project.  
 
a) Tauranga Eastern Motorway (TEM) Designation 

It is the intention to shift the Rangiuru interchange to the south-east 
(approximately 400m from the location as per the Rangiuru Structure Plan.  
Although this change is still in general accordance with the Structure Plan, it will be 
necessary to amend the TEM designation to accommodate the proposed 
interchange. 

 
b) Intersection on SH2 

A new access road to Rangiuru from SH2 with an intersection in the vicinity of the 
SH2 turn-off to Affco is proposed.   
 
To achieve this intersection an alteration to the SH2 designation is required, which 
will directly affect different landowners and parties.   
 
Currently the future of Pah Road and Maketu Road intersections with SH2 are not 
clear.  The landowners affected by future changes to these intersections need to 
be included in discussions regarding the future of these intersections.  
 
The Rangiuru Structure Plan is clear on the capital works, which includes the 
upgrading of Pah Road (or Mid block intersection) and Maketu Road intersections, 
which have to be undertaken prior to the issuing of a Section 224 certificate for 
any subdivision or building consent or any industrial use of the land.  Any 
subdivision or development that is not in general accordance with the Structure 
Plan will be non-complying.  Alternatively, the Structure Plan can be amended 
through a Plan Change.  Irrespective of the process followed, it will most probably 
be notified to the public.  
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c) Utilities 

Included in the Rangiuru Structure Plan and District Plan are a number of rules to 
ensure that a certain level of service can be achieved in the structure plan area.  If 
changes to the level of service are made, as proposed in this report, an 
amendment of the Structure Plan through a Plan Change has to be made.  
Included in Chapter 12 of the District Plan are a number of capital projects that 
have to be completed before a Section 224 certificate can be issues.   
If some of these projects are no longer required, the District Plan has to be aligned 
with the current requirements through a Plan Change.  However, a resource 
consent application for a non-complying subdivision or development can be lodged 
prior to a Plan Change.  

 
 
15. Timing, Demand and Sensitivity 
 
Timing for each development block is based on demand for industrial land.  The 2010 
Financial Model indicates 2ha per year starting in 2016, rising to 8 ha per year in 2030.  
Development by 2022 shows 20 ha developed. 
 
The 2012 Financial Model indicates sales of 4 ha per year from 2016 to 2029, then 6 ha 
per year from 2030 to 2039, 4 ha per year from 2040, tailing off from there.  This is 
shown in the 2012 Financial Land Sales Model and in Appendix  8 and Cashflow Capital 
Expenditure Trial 4.  (Appendix 9). 
 
This initial demand has been assumed based on the premise that for development to 
commence, a substantial lead industrial development will be required.  Once this has 
happened, the model is considered conservative. 
 
While the model demand is assumed, it is also likely that initial demand will come from 
larger industrial owners seeking bulk storage rather than small block holders.  Demand 
for lots of a similar size to those that can be found at the Port of Tauranga (Mt 
Maunganui) are likely to be triggers for development.  Typical lots sizes at the Mount 
Port are 2 ha to 5 ha.   
 
Staging has therefore been revised to ensure initial flexibility to cater for this assumed 
demand. 
 
Once the central road A - D is constructed, all other infrastructure can be constructed 
incrementally as the demand requires.   
 
Note: 
As requested all land prices were removed from the modelling except for the land cost 
for the link from Young Road to SH2, ie. link C - D on the map, where land is not 
owned by Quayside. 
 
Inflation is not included in the financial modelling. 
 
A number of trials were completed with the Infrastructure Financial Contributing Model 
Appendix  10. 
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Developer Costs Viability 
 
Developer costs as shown in Appendix  11 were modelled in Fraser Smith’s Financial 
Viability Rangiuru Model. 
 
While current model sale prices indicate $113 / m2.the viability model indicates a 
required sale price between $200 - $220 / m2. 

 
 
16. Economic Review 
 
Veros Ltd were engaged to undertake a current market economic assessment of RBP 
and to provide advice on the type of tenant that may be attracted.  (Appendix  12). 
 
The Veros review concludes that the current improved value for RPB is $80 - $100 m2 
while the required sale price to support development is $150 - $160 m2. 
 
This concludes RBP is not viable in the current market and potentially will require 
developer incentives to attract investors. 
 
The Veros Report sets out the type of incentives that maybe required from an investors 
and occupiers perspective including: 
 
• Discount for first anchor tenant 
• Deferred payment for land 
• Discounted land values 
 
The SmartGrowth partners may also consider incentives.  One key incentive is the 
construction of the SH2 Midblock intersection but noting that this represents 
approximately $5 per m² of the current modelled per m² development cost dependant 
on other agency funding. 
 
If this is funded by a number of agencies it assists RBP by reducing the upfront 
financial investment. 
 
Potential funders of the Midblock intersection are: 
- WBOPDC (JOG Funds) 
- Quayside (Condition of Agreement) 
- NZTA (Condition of Agreement) 
- BOPRC (Infrastructure Fund) 

 
 

17. Funding 
 

The original model to fund the Rangiuru Business Park was that the developer 
(Quayside or other) would fully fund all the development costs, including going banker 
for the financial contributions.  This is contained in the original Quayside / WBOPDC 
agreement. 
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Quayside has proposed that this agreement needs reviewing due to the changed timing 
and circumstances. 
 
The best time to review the agreement and the responsibility for funding infrastructure 
is when the Rangiuru Business Plan change is undertaken. 
 
17.1 Comparison between Tauranga City Council Financial Viability Model 
 and Veros Model 
 
The infrastructure financial contribution model used for this Rangiuru Business Park 
(RBP) was originally developed by Frazer Smith for use in reports studying industrial 
development in TCC. This model is based on rough order cost estimates and an 
assessed time line acceptable to the industry.  
 
By using this model with only minor modifications, contribution costs developed for RBP 
could be directly compared with TCC industrial areas.   
 
This resulted in costs for infrastructure of $60 - $65 per m2 for a full serviced model.  
The model does not include developer costs, land or margin cost. 
 
When the infrastructure financial contribution is added into TCC’s viability model (which 
includes all construction costs and operational Cash outflows), the outcome of that 
model calculates that land values need to be in the order of $220 per m2 when based 
on infrastructure costs of $65/m2. 
 
The viability model includes significant bank charges (approx. $100m) as part of the 
operational cash outflows. These bank charges are dependent upon the rate charged 
for infrastructure financial contributions. 
 
The Veros report uses the same $65 for infrastructure cost, while assessing average 
land development costs at ($40 - $60) say $50/m2, requiring an improved land value of 
$150 - $160/m2.  In effect this values the land and margins at $40.  These latter 
figures are based on previous experience of similar types of projects, and intrinsic 
agricultural and horticultural land values.  This results in a figure of $155/m2. 
 
Veros uses a mix of empirical and calculated figures, while the viability model is 
calculate based on assessed inputs and specific time costs.   
 
The viability model appears to include a more conservative approach to risk and cost of 
capital over an extended time frame. 
 
 
18. Reduced Level of Service Trial 
 
During the review of this report the issue of businesses requiring industrial land that 
was not serviced or had a lower level of service was raised.  This was proposed to 
enable a lower development and subsequent purchase price. 
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A financial trial was undertaken based on reduced servicing to approximately 50% of 
RBP.  Details of the trail are set out below.  The trial shows reduced servicing lowers 
the financial contribution cost by approximately $10m2   
 
 
Details of Reduced Servicing Trial 
 
Overall 
 
Assume Development Block 1A, 1B, and 3 are un-serviced.  This results in reduction in 
collector road, reduction in water services and waste water services. 
 
Roading 
 
Type B currently at 3260m reduced to 1490m, ie all collector roads from within the 
above development blocks.   
 
Dev Block 1 was in year 2016 and 2021, while Dev Block 3 roading was in year 2040.  
The corresponding seal widening for parking option was also removed. 
 
All other roading remains unchanged. 
 
Water 
 
• Loop lines CBGHN, a 200mm diameter line in year 2014 is removed. 
• Loop lines BRE, a 200mm diameter line in year 2040 is removed. 
• Total length of line removed = 2000m 
• HHE reduced back to 5.5HHE/ha, => removal of $2m bore upgrade from year 2028 
• Fire supply system remains unchanged. 
 
Waste water 
 
• Ring main reduced by 2000m 
• Additional cost of upgrade to WWTP changed to only $4m in year 2028 
• All on site equivalent cost of grinder pumps removed. 
• Pump station and rising main remain unchanged.  
 
Storm Water 
 
• A change in timing by one year has made a small difference in the rate. 
 
Capital costs comparison 
 Full service ($59.49/m2) Half service ($49.17/m2) 
Water $ 8,391,199.30 $ 5,826,720.60 
Waste water $        20,567,439.45 $        11,290,639.60 
Storm water $        17,472,958.20 $        17,472,958.20 
Transportation $        39,628,688.50 $        32,548,687.95 
Reserves $            665,750.10 $             665,750.10 
TOTALS $     86,726,035.55 $      67,804,756.45 
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19. Proposed Staging 
 
Trial 4:  Preferred Model 
 
This section was written after consultation with Quayside Development Ltd.  It includes 
a number of changes and additional testing.  The programming reflects the current 
proposal. 

 
Additional Testing 
A proposal to test the effects of increasing the water and waste water demand was 
completed.  This test assumed double the demand at 11 HHE per hectare. 

 
Water 
This results in the need for additional infrastructure, a new bore, together with either 
stand alone or upgraded treatment plant, to a value of $2m, installed in year 2028.  It 
is assumed that the treatment plant could be constructed on site.  As there is already a 
substantial quality farm (frost protection) water supply bore, it is assumed that water 
would be available from the same aquifer.   

 
Waste Water 
Waste water infrastructure was checked.  Assuming the flow is doubled to 
approximately 1000m3 per day, the proposed 200mm diameter rising main will be 
adequate and upgrade is not required.  The increased flow will however result in the 
need for changes to the Te Puke Waste Water Plant.  Consequently a cost of $4m was  
added to the model, also in the year 2028. 

 
The result is shown as trial 4 in appendix  10, and repeated in this postscript. 
 
 
Trial 4:  Proposed Staging 
 
Staging most likely to suit Quayside was considered.  See Appendix 9 for estimated 
annual capital cost cashflow per year. 
 
As at 31 July 2012 the following assumptions were made: 
 
 
Stage 1:  Development Block 1 B 2012 - 2016 
 
Construct 
 
1. Planning issues resolved.  The funding of this cost could be shared between Council 

and the Developers. 

2. Midblock project from B – D inclusive of intersections.  Connection to the TEL is 
delayed until the end of stage 2, see below (Note: As detailed in the Transportation 
section of this report the NZTA does not support this approach which defers the 
TEL connections until the end of Stage 2). 

3. Storm water ponds and swales to match the Development Block. 
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4. Build new Road G - H - N. 

5. Rebuild Young Road from C to F at Maketu Road. 

6. Utilities to match.  

7. Commence landscaping. 

 
Years 2016-2020 inclusive 

 
8. Install on site waste water systems. 
 
Approximately 35 ha becomes available for sale from 2016-2021.  Note, much of this 
land is owned by Quayside. 
 
Capital costs in period 2012 -2016:   $27.1 m 
Capital expenditure in period 2017-2020: $ 1.4 m 
 
 
Stage 2 Development Block 1 A 2021 - 2030 
 
Construct  
 
1. Young Road rebuild C – O (shown as Road Stage 2A). 

2. Build pumped waste water scheme and connect. 
3. Construct additional swales. 

4. Construct connection to TEL approx. year 2029-30 (shown as Road Stage 2B).  
Note: cost estimates for connection to TEL as supplied by NZTA were increased by 
60% to reflect difficulties of construction alongside a live motorway.  Costs included 
in the FC model are $9,074,688 for intersection “A”, plus $840,000 for link road “A-
B”. (Note:  As detailed in the Transportation section of this report the NZTA does 
not support this approach which defers the TEL connections until the end of Stage 
2).  

 
This will release a further block of approximately 25ha (saleable) land.  
 
Capital expenditure in period 2021-2030: $47.4m 
 
 
Stage 3 Development Block 2: 2031-2040 
 
1. Construct additional connector roads. 
2. Construct. 
 
Approximately 45 ha.  
 
Capital expenditure in period 2021-2030: $7.5m 
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Stage 3 Development Block 3: 2040 
 
Approximately 45 ha.  
 
Capital expenditure in period post 2040: $3.3m 
 
Note: 
 
1. General:  All land costs have been removed (except C - D). 

2. Roading costs:  NZTA and Quayside contributions have been removed from the 
revised costs.  These were included as a deduction in the 2010 Financial Model. 

If NZTA and Quayside contributions are included the “debt” reduces and the finco 
per m2  reduces. 

3. Road lengths are rough order. 

4. Rates and timing for utilities were developed by WBOPDC Utilities group. 

5. The rates were processed through Frazer Smith’s financial model. 

6. Interest costs/rates are as supplied in TCC Frazer Smith’s model.  These vary for 
Interest Rate Earned from 3.5% - 6% with an average of 5.03%, and Interest Rate 
Paid between 6.45% and 7.15%, with an average of 6.95%.  It should be noted 
that while these rates reflect likely rates to Council, rates for a Developers will be 
different. 

7. District Plan changes proposed are achievable. 

Trial 4:  Preferred Model 
Infrastructure Revised Cost Key Feature 2010 Financial 

Model Costs 
 

Water Supply $    8,391,199.30  11 HHE per ha.  Additional 
$2m upgrade to supply in 
2028 

$ 45.3m 

Wastewater $  20,567,439.45  Pumped main 2021 with 
double flow from 11 HHE per 
ha.  Upgrade WWTP in 2028 

$ 29.9m 

Storm water $  17,472,958.20  
 

Substantial start 2013 
 

$ 24m 
 

Transportation $  39,628,688.00  Intersection A, link AB 2029-
30; Link B-D and intersection 
D 2015-16 

$ 33.1m 

Reserves $       665,750.10   $ 1.1 

TOTAL CAPITAL 
COSTS 

$86,726,035.05  $ 133.5m 

 $        59.49/m2   

Off site Finco 
estimate only 

$          5.00/m2 Estimate for capacity 
consumption of existing 
infrastructure 

 

Likely Maximum 
Financial 
Contribution  

$        64.50/m2  $ 123/m2  
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Appendix 1:  Map 
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Appendix 2:  Initial Assumptions 
 
 
The following initial assumptions were made: 
 
1. The H & G Revised Structure Plan of 2010 forms the basis of this report.  No 

change is suggested to the earthworks balance as shown on the H & G drawing 
“Plan of Proposed contours”. 

 
2. This industrial development will demonstrate the latest thinking in industrial 

subdivision design and construction, commensurate with the economic reality of 
the day. 

 
3. Water use will be constrained to volumes sufficient to supply house hold 

equivalents of 5.5 HHE per hectare plus fire design.  The Waiari Stream supply will 
be eliminated if possible.  Water may be supplied from existing Council systems.   

 
4. Waste Water systems will initially use on site systems, and be converted at a later 

date to a pre-treated pumped pressure system back to Te Puke.  Timing for the 
conversion will be considered. 

 
5. Storm water systems will be reduced using Low Impact Design principles where 

possible.  If not, the existing system will be retained. 
 

6. Modifying the roading layout.  There appears to be an opportunity to reduce the 
quantity of collector roads.  Widths and cross sections layouts are also considered. 
Costs from the GHD Report July 2010 have been adopted for the link road (C-D) 
with intersections at Young Road and SH2. 
 

7. The focus of the industrial site will be on bulk storage facilities, and light industrial, 
i.e. low water use facilities initially. 
 

8. Provision for land use change with time will be made, i.e. road reserves will be 
sufficiently wide. 
 

9. Large heavy load buildings may be constructed, but will need specific geotechnical 
design. 
 

10. The full area is understood to be approximately 200ha, with a design yield of 
approximately 145ha of developable land. 
 

11. Staging and delaying construction to achieve reduced holding cost.  Works 
included:  

 
• Delaying the construction of major infrastructure as much as practicable.  

Interim solutions were considered but have not been included. 

• Staging development blocks to match demand. Demand has been modified from 
the 2010 financial model.  Initial demand has been assumed at 4 ha per year 
starting at 2016. 
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12. Land prices have been removed from the modelling. 
 
13. Inflation is not to be included in the financial modelling. 

 
14. Contributions from NZTA and Quayside are not included in the financial model as 

there is some doubt as to the amount of the contribution. Assessments for 
contributions subsequently made are indicative only, based on an understanding of 
side agreements already in place. 
 

15. The District Plan may need to be changed to reflect changes proposed.   
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Appendix 3:  Offsite Financial Contribution Cost Estimate 
 
The following additional costs are typically attributed to the Developer and are not 
included in financial contribution costs: 
 
For water supply the current additional cost is $6,751.00 per HHE, i.e. approximately 
$3.70/m2 at a density of 5.5 HHE per hectare.   
 
Roading finco for off site connection is assumed to be $0 as capacity in local roads is 
not consumed.   
 
Waste water contribution calculations may result in a small charge, to recognise the 
consumption of capacity at the existing plant, while not affecting existing pipework.  
This fee has not been calculated and could result in no additional cost.   
 
However for the purpose of this report, costs have been combined and assessed at 
$5.00 per square metre.  This is shown as a line item to the recommended option only. 
 



Date 29 August 2012   
Subject Rangiuru Business Park Industrial Land Review 
 
 

 

A638891  Page 24 

 

Appendix 4:  Notes on Traffic Aspects 23 August 2012 
 
Notes on traffic aspects 23 August 2012 
 
The proposal is to build the mid-block roundabout at an early stage to allow 
development of the business park to commence and then to build the connection to 
TEL at a later stage. 
 
Investigations were undertaken to determine the capacity of the road system to 
accommodate that situation. 
 
Recent modelling carried out by NZTA was available, which assumed that the grade 
separated connection to TEL and the mid-block roundabout were both in place. 
 
Development of the site for the NZTA purposes was assumed at 48% in 2026 and 81% 
in 2031.  
 
The results of those tests were used to assess the flows needed for the tests below. 
 
A detailed model was prepared of the proposed mid-block roundabout. 
 
The NZTA modelling was used as the base to assess the future flows at the roundabout 
and the operating conditions were examined in detail. 
 
The condition analysed was for 2031 with 81% site development but with no 
connection to TEL. 
 
The roundabout was shown to operate satisfactorily under those conditions with every 
indication that 100% development would also be satisfactory. 
 
The NZTA modelling was also used to assess the future flows on SH2 west of the site in 
the conditions: 
 

a) Without TEL and without development on the site, in 2026. 
b) With TEL and with 48% development of the site in 2026. 
 

The condition a) 2026, without TEL and without development on the site is the base 
case against which the proposal can be judged, since that was the time indicated for 
the construction of TEL had the tolling proposal not been approved. 
 
The critical flows in conditions a) and b) were found to be similar, indicating that had 
construction of TEL not proceeded under a tolling situation, the conditions that would 
have then occurred on SH2 will not be exceeded under the 50% development case. 
 
While the flows on SH2 at that time will be high, (around 21,000 vehicles per day) they 
are within the capacity of the road noting that at the hearings of Plan Change 33 it was 
assessed that a flow of 20,500 vpd would represent level of service D/E. 
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Since the TEL will be in operation, speed limits on SH2 can potentially be lowered to 90 
km/h or 80 km/h with consequent improvements in safety. Such a move has the 
potential to shift further traffic from SH2 to TEL. 
 
Accordingly it is concluded that the mid-block roundabout and existing SH2 can service 
up to a level of 48% developed without safety and efficiency impacts more severe than 
those previously considered tolerable at least in the short term. 
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 Appendix 5:  Traffic Report:  
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Appendix 6:  NZTA Draft Response 
 
Rangiuru Business Park 
 
Notes on Traffic Aspects from an NZTA perspective 
 
The proposal to increase the level of development that can occur before the Rangiuru 
Business Park is connected directly to TEL is of concern to NZTA because: 
 

• A significant justification for TEL is to remove traffic from SH2 and in doing so 
to improve the safety and efficiency of SH2 and of the whole road system. 

 
• TEL is intended to improve the environmental conditions in central Te Puke. 

 
• The network plan sets out the intention to increase the efficiency of freight 

operations by focusing those movements on TEL. 
 

• TEL is intended to serve and to assist the viability of the Business Park by 
allowing a direct connection. 

 
• TEL is intended to reduce the maintenance commitment to SH2. 

 
The proposal to develop a substantial proportion of the Business Park without direct 
access to TEL is seen as inconsistent with those justifications and intentions and works 
against and undermines the rationale for TEL. 



Date 29 August 2012   
Subject Rangiuru Business Park Industrial Land Review 
 
 

 

A638891  Page 32 

 

 
Appendix 7:  Proposed Road Cross Sections 
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Appendix 8:  Financial Land Sales Model – hectares / year 
 
 
 
 

Year 2015 2016 2017 2018 2019 2020 
Hectares  0.0  4.0  4.0  4.0  4.0  4.0  

 
 
 

Year 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 
Hectares  4.0  4.0  4.0  4.0  4.0  4.0  4.0  4.0  4.0  6.0  

 
 
 

Year 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 
 Hectares  6.0  6.0  6.0  6.0  6.0  6.0  6.0  6.0  6.0  4.0  

 
 
 

Year 2041 2042 2043 2044 2045 2046 2047 2048 
Hectares  4.0  4.0  4.0  4.0  4.0  3.0  2.0  0 
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Appendix 9:  Cash flow Capital Expenditure Trial 4 
 

Cost 
2011 

Cost 
2012 Cost 2013 Cost 2014 Cost 2015 Cost 2016 Cost 2017 Cost 2018 Cost 2019 Cost 2020 

$            -     $            -    
 

$7,741,327.07  
 $ 

2,888,323.20  
 $ 

6,677,000.00  
 $ 

9,845,082.03  
 

$147,840.00  
 

$611,362.03  
 $ 

147,840.00  
 $ 

518,894.83  
   
 
 
 

Cost 2021 Cost 2022 Cost 2023 Cost 2024 Cost 2025 Cost 2026 
Cost 
2027 Cost 2028 Cost 2029 Cost 2030 

$15,188,560.00   $1,866,602.86   $           -    
 $    

425,408.88   $          -     $432,438.69   $         -     $9,750,836.54   $4,537,344.00  
 $ 

15,169,283.71  
 
 
 

Cost 
2031 Cost 2032 

Cost 
2033 Cost 2034 

Cost 
2035 

Cost 
2036 

Cost 
2037 

Cost 
2038 

Cost 
2039 Cost 2040 

$           -    
 

$90,048.00   $           -    
 

$219,201.02   $           -     $           -     $           -     $           -     $           -    
 

$7,188,644.80  
 
 
 

Cost 2041 
Cost 
2042 

Cost 
2043 

Cost 
2044 

Cost 
2045 

$3,280,000.00   $        -     $        -     $        -     $        -    
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Appendix 10: Sensitivity Infrastructure Financial 
Contribution Model 
 
A number of options were considered.  These are a shown in more detail in appendix 3. 
All are similar however with various modifications. Off site financial contributions have 
not been included (nor were they in 2010) but an estimated $5.00 / m2 should be 
added to all fincos shown below. 
 
Trial 1:  
This option defers costs, with the pumped rising main effective in 2021, and the mid 
block connection from A-D inclusive completed by 2015 / 2016.   
• Finco is $60.09/m2. 
 
Trial 1A: 
As for Trial 1, but with a $6m contribution from NZTA.   
• Finco = $53.92 / m2.  The contribution is assumed for link C - D.  
 
Trial 1B:  
Similar to Trial 1 but with connection A - B to the TEL in 2029 / 30, and with NZTA 
contribution of $6m in 2016.   
• Finco = $50.40 
 
Trial 1C:  
Similar to Trial 1B but with connection A-B to the TEL in 2029/30, but with no NZTA 
contribution. 
• Finco = $56.57 
 
Trial 2:  
As for Trial 1, but with the full pumped waste water system completed in 2016.   
• Finco = $62.35 / m2.  The higher finco is due to in significant initial costs. 
 
Trial 3:  
As for Trial 1, but with mid block C-D connection deferred to 2020/21.   
• Finco =$55.88 / m2.  Changes to the District Plan and delays are unlikely to be 

acceptable to NZTA due to concerns with existing intersections. 
 
Trial 3A:  
As for Trial 3, but with a $6m contribution from NZTA in 2020 / 21.   
• Finco = $51.48.  Similar comments to Trial 3 apply. 
 
Trial option 1 was recommended at $60.09/m2, however Trial 4 in the 
Postscript section may now be more acceptable. 
 
Note: 
1. General:  All land costs have been removed (except C - D). 

2. Roading costs:  NZTA and Quayside contributions have been removed from the 
revised costs.  These were included as a deduction in the 2010 Financial Model. 

3. Road lengths are rough order. 
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4. Road Cost rates were developed by WBOPDC using a different methodology to H & 
G.  The final outcome rate per linear metre is very similar. 

5. Rates and timing for utilities were developed by WBOPDC Utilities group. 

6. The rates were processed through Frazer Smith’s financial model. 
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Trial 1 Midblock 2015/2016   Trial 1 A   
Infrastructure Project costs Comment  Infrastructure Project costs Comment 
Water Supply  $         6,391,199.80  2013/2014  Water Supply  $          6,391,199.80  2013/2014 
Wastewater  $       16,567,439.00  Pumped rising main 

2021 
 Wastewater  $        16,567,439.00  Pumped rising 

main 2021 
Stormwater  $       17,472,958.20  Substantial start 

2013  
 Stormwater  $        17,472,958.20  Substantial start 

2013  
Transportation  $       35,541,679.35  Midblock TEM to 

SH2 (A-D)  2015/16 
 Transportation  $        29,541,679.40  NZTA contribute 

$6m: Midblock 
TEM to SH2 in 
2015/16 

Reserves  $           665,750.10  no change  Reserves  $             665,750.10  no change 
  $76,639,026.45          
   $                  60.09   76.6m     $                     53.92    
Trial 1B  Connection to TEL 2029/30, with NZTA contribs   Trial 1C Connection to TEL 2029/30, with no NZTA contribution  
Infrastructure Project costs Comment  Infrastructure  Project costs  Trial Comments 
Water Supply  $  6,391,199.80  2013/2014  Water Supply  $   6,391,199.80  2013/2014 

Wastewater 
 $ 
16,567,439.00  Pumped rising main 2021 

 
Wastewater  $   16,567,439.00  Pumped rising main 2021 

Stormwater 
 $  
17,472,958.20  Substantial start 2013  

 
Stormwater  $   17,472,958.20  Substantial start 2013  

Transportation 
 $  
33,164,688.55  

Link A-B at 50% loading - 
deferred to 2029/2030, Link C-D 
in 2015/16, $6m contribution from 
NZTA in 2015/16 

 

Transportation  $   39,164,688.50  

Link A-B at 50% loading - deferred 
to 2029/2030, Link C-D in 2015/16, 
No contribution from NZTA  

Reserves  $    665,750.10  no change  Reserves  $    665,750.10  no change 
             
   $        50.40        $     56.57  / m2 
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Trial 2  
Infrastructure Project costs Comment 
Water Supply  $ 6,391,199.80  2013/2014 

Wastewater 
 $ 
15,828,239.15  

Pumped rising main 2016, no 
site disposal 

Stormwater 
 $ 
17,472,958.20  Substantial start 2013  

Transportation 
 $ 
35,541,679.35  

Midblock TEM to SH2 in 
2015/16 

Reserves  $  665,750.10  no change 
      
   $   62.35    
 
Trial 3 Midblock 2020/21 Trial 3 A 

Infrastructure Project costs Comment 
 

Infrastructure Project costs Comment 
Water Supply  $ 6,391,199.80  2013/2014 

 
Water Supply  $          6,391,199.80  2013/2014 

Wastewater 
 $ 
16,567,439.00  Pumped rising main 2021  Wastewater  $        16,567,439.00  Pumped rising main 2021 

Stormwater 
 $ 
17,472,958.20  Substantial start 2013   Stormwater  $        17,472,958.20  Substantial start 2013  

Transportation 
 $ 
35,541,679.35  

Midblock TEM to SH2 in 
2020/21 

 
Transportation  $        29,541,679.40  

NZTA contribute $6m Midblock 
TEM to SH2 in 2020/21 

Reserves  $  665,750.10  no change 
 

Reserves  $             665,750.10  no change 

      
 

      
   $   55.88    

 
   $                     51.48   

       
 



Date 29 August 2012   
Subject Rangiuru Business Park Industrial Land Review: Summary Report 
 

 

A638891  Page 39 
 

 
Trial 4 

  Infrastructure Project costs Trial Comments 

Water Supply  $  8,391,199.30  

Double flow over trial 1-3, 
i.e. 11 HHE per ha.  
Additional $2m upgrade to 
supply in 2028. 

Wastewater  $  20,567,439.45  

Pumped main 2021 with 
double flow from 11 HHE 
per ha.  Upgrade WWTP 
in 2028 

Stormwater  $  17,472,958.20  Substantial start 2013 

Transportation 

  
$ 39,628,688.50  
 

Intersection A, link AB 
2029-30; Link B-D and 
intersection D 2015-16; No 
NZTA contribution 

Reserves  $  665,750.10  no change 
  $ 86,726,035   
   $    59.49    
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Appendix 11:  Developer Costs:  Viability 
 
Additional Developer costs are included in the Financial Viability Rangiuru Model as 
developed by TCC’s Frazer Smith. 
 
Costs include: 
 
1. Sale Revenue 
2. Direct Sales costs 
3. Land Use Consent fees 
4. Subdivision consent fees 
5. Estate direct construction costs 
6. Estate direct maintenance Cost 
7. Per Square metre direct construction costs (Industrial) 
8. S223 Consent fees 
9. S224 Consent fees 
10. Per Ha Industrial development contribution costs (taken from the 2012 Financial 

Contributions Infrastructure Model at $64.50 / m2). 
11. Per lot S224 Costs 
12. Per lot Direct Refunds 
13. Stage Direct Maintenance Costs 
14. Other miscellaneous costs 
15. Developer management and project management costs 
16. Indirect costs  
 
Using model with sales  
 
Calculated Sales price 
 
• At Current Finco Charge = $64.50 / m2 
• Current Sales Price = $113 / m2 
• Sales price to give desired margin = $193 / m2 
 
Sensitivity Test:  
The model was then tested using land sales figures assumed for the Infrastructure 
Financial contribution model as set out in Appendix  10. 
 
Calculated Sales Price 
 
• At Current Finco Charge = $64.50 / m2 
• Current Sales Price = $113 / m2 
• Sales price to give desired margin = $233 / m2 
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Heading

Sales Revenue
Charges per 
unit excl GST Unit 

Charges per 
unit inc GST

Charges per 
lot inc GST

Sale - Base Land 100,000 per ha 115,000 
Sale - Industrial Land (per m2) 112.50 per m2 129 

Direct Sales Costs
Charges per 

Unit Unit 
Sales Legal Fees 750 per lot
Marketing 1,000 per lot
Comm. On Sale - Industrial 1.50% of Sales Revenue
Sales Agent Fee

Land Use Consent Fees
Unit Costs 

excl GST
Unit Costs 

inc GST
Land Use Consent Fees (Limited Notification) 3,990 4,489

Subdivision Consent Fees
Unit Costs 

excl GST
Unit Costs 

inc GST
Generation of Development Master Plan 500,000 575,000
Generation of Stage Development Plan 50,000 57,500
Generation of Earthworks Stage Development Plan 50,000 50,000
Subdivision Consent Fees (Limited Notification) 2,861 3,219
Development Plan Approval Fee (Base Charge) 1,467 1,650
Development Plan Approval Fee (Variable Charge on works) 0.62% 0.7%

Estate Direct Construction Costs 
Costs per 

unit Unit 
Earthworks 82,700  per ha
Standard Residential Pump Station 0 per item
Large Residential Pump Station 0 per item
Stormwater Pond Construction 525,000 r ha of pond reserve
Reserve Development 250,000  per ha

Estate Direct Maintenance Costs 

Costs per 
unit per 
month Unit Charged on

Road cleaning per linial m Roads
Berm mowing per linial m Roads
Pump station maintenance per item Pump Stations
Stormwater Pond maintenance 1,000  per ha Stormwater Ponds
Stormwater Reserve maintenance (mowing) per m2 Stormwater Res
Reserve maintenance per m2 Reserves

Per Square meter Direct Construction Costs (Industrial)
Charges per 

net m2
Earthworks 32.52 
Roading 7.55 
Water 4.21 
Stormwater 1.45 
Sewerage 1.81 
Other 0.97 

Total Direct Construction Costs per m2 48.50 

S223 Consent Fees 
Unit Costs 

excl GST
Unit Costs 

inc GST
S223 Consent Fees 478 538 

S224 Consent Fees 
Unit Costs 

excl GST
Unit Costs 

inc GST
S224 Consent Fees 961 1,081 
As-Built Plans and Survey Benchmark Records (Base) 142 160 
As-Built Plans and Survey Benchmark Records (per lot) 44 50 

Per Ha Industrial Development Contribution Costs 
Charges per 

Ha
Development Contribution 645,000 

Total Direct DC Costs per Ha 645,000

Per Lot S224 Costs 
Charges per 

lot 
Legal Subdivision Fee 275 
Council Bonds

Total Direct S224 Costs per lot 275 

Per Lot Direct Refunds
Charges per 

lot
Refund of Council Bonds 0 

Stage Direct Maintenance Costs

Charges per 
Ha per 
month

Landscaping 100 
Section maintenance (mowing)

Total Direct Maintenance Costs per ha 100 

Other Costs Charge
Basis 

Charged
TCC Council Rates UAGC 620 One Charge
TCC Council Rates Charge per $ of Value 0.001737 per $1 of Capital Value
Wastewater UAC 300 One Charge
Regional Council Rates UAGC 52 One Charge
Regional Council Rates Charge per $ of Value 0.000164 per $1 of Capital Value

Developer Management and Project Management
Charges per 

Unit Unit 
Developer Management and Project Management 3.0% % of Sales Revenue

Spread over whole development

Indirect Costs
Charges per 

month
Security Patrols
Legal Fees 
Valuations
Undeveloped land Maintenance cost
Accounting Fees

Total Indirect  Costs per month 10,000  
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