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 Suburbs 
 Intensified 

Residential 

 General 

Residential 

 Development 

Area 

 Total 

Residential 

 Unadjusted 

Commercial 

 Adjusted 

Commercial 

 Total 

Capacity 

Forest Lakes -                    4                   -                      4                     -                    -                 4                    

Maungakotukutuku -                    161               -                      161                 764                   378                539                

Otaihanga -                    3,607            -                      3,607              -                    -                 3,607             

Otaki 11,700              8,157            -                      19,857            3,511                1,661             21,518           

Otaki Beach -                    9,857            -                      9,857              -                    -                 9,857             

Paekakariki 5,287                2,846            -                      8,133              881                   424                8,557             

Paraparaumu Beach East 722                   7,671            -                      8,393              -                    -                 8,393             

Paraparaumu Beach North 1,964                11,018          -                      12,982            343                   167                13,149           

Paraparaumu Beach West 4,797                4,847            -                      9,644              2,582                1,163             10,807           

Paraparaumu Central 16,301              5,564            -                      21,865            17,701              5,155             27,020           

Paraparaumu East 10,646              5,245            -                      15,891            495                   238                16,129           

Paraparaumu North 922                   10,428          -                      11,350            1,837                917                12,267           

Peka Peka -                    2,639            -                      2,639              -                    -                 2,639             

Raumati Beach East 12,773              4,569            -                      17,342            -                    -                 17,342           

Raumati Beach West 5,571                4,503            -                      10,074            1,239                585                10,659           

Raumati South 865                   11,898          -                      12,763            26                     10                  12,773           

Te Horo -                    2,639            -                      2,639              -                    -                 2,639             

Waikanae Beach 1,400                15,775          -                      17,175            36                     16                  17,191           

Waikanae East 10,360              8,425            -                      18,785            356                   173                18,958           

Waikanae Park -                    11,522          123                     11,645            -                    -                 11,645           

Waikanae West 14,585              10,411          1,966                  26,962            2,179                1,059             28,021           

Waitohu -                    6,328            -                      6,328              -                    -                 6,328             

Total 97,893           148,114     2,089               248,096      31,950           11,946        260,042     

Theoretical Capacity - Sites under 5ha
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Zone % Business 

Local Centre Zone 50% 

Mixed Use Zone 70% 

Town Centre Zone 50% 

Metropolitan Centre Zone 70% 

 Suburbs  Residential 
 Future 

Urban 

 Development 

Area 

 Total 

Residential 

 Sites with Over 

$10m 

Improvements 

 Adjusted 

Commercial 

 Total 

Capacity 

Forest Lakes 4                   1,919         -                     1,923              -                       -                 1,923             

Maungakotukutuku 19                 -            -                     19                   -                       948                967                

Otaihanga 50                 -            -                     50                   -                       -                 50                  

Otaki 3,413            4,601         -                     8,014              -                       -                 8,014             

Paraparaumu Beach East -                -            -                     -                 735                      -                 735                

Paraparaumu Central -                -            -                     -                 942                      7,512             8,454             

Paraparaumu East 81                 -            -                     81                   -                       -                 81                  

Paraparaumu North -                -            -                     -                 462                      -                 462                

Peka Peka 12                 -            -                     12                   -                       -                 12                  

Raumati Beach East -                -            -                     -                 3,235                   -                 3,235             

Raumati South 1,515            -            -                     1,515              -                       -                 1,515             

Waikanae East 15                 -            -                     15                   -                       -                 15                  

Waikanae Park 1,073            15              9,708                 10,796            591                      -                 11,387           

Waikanae West -                -            3,333                 3,333              764                      -                 4,097             

Total 6,182          6,535      13,041            25,758         6,729                 8,460          40,947        

Theoretical Capacity - Greenfield / Sites over 5ha 



 

 

 

 



 

 

 

 



 

 

 

 

Development Option 

on 500sqm site

Building 

Value per 

dwelling

Site Size 

per 

dwelling

Land 

Value per 

dwelling

Sale 

Price per 

dwelling

Land Value 

Per SQM

Total Land 

Value

One 100sqm Standalone 400,000$    500           500,000$    900,000$ 1,000$          500,000$      

Two 100sqm Standalone 400,000$    250           400,000$    800,000$ 1,600$          800,000$      

Three 100sqm Terraces 400,000$    167           360,000$    760,000$ 2,160$          1,080,000$   



 

 

 



 

 

 

 



 

 

 

 

 

Intensification Precinct 97,893 81 2,439 7,404 9,924 10%

Residential 148,114 0 8,872 27,754 36,626 25%

Commercial / Mixed Use Zone 11,946 1,113 0 738 1,851 15%

Development Area 15,548 0 1,859 992 2,851 18%

Future Urban Zone 6,542 0 566 1,038 1,604 25%

Remaining Greenfield 20,953 579 732 1,216 2,527 12%

Total 300,996 1,773 14,468 39,142 55,383 18%

Total
% of 

Theoretical
Feasible (Max Profit) Theoretical Apartment Standalone Terraced



 

 

 

 



 

 

 

 

 Suburbs 
 Theoretical 

Capacity 

 Feasible 

Standalone 

 Feasible 

Terraced 

 Feasible 

Apartment 

 Total Feasible 

Capacity 

 Feasibility 

Rate 

Forest Lakes 1,927              230                  174               -                404                       21%

Maungakotukutuku 1,506              36                    456               -                492                       33%

Otaihanga 3,657              465                  566               -                1,031                    28%

Otaki 29,534            1,016               3,540            119               4,675                    16%

Otaki Beach 9,857              147                  2,653            -                2,800                    28%

Paekakariki 8,557              238                  1,871            -                2,109                    25%

Paraparaumu Beach East 9,128              411                  672               20                 1,103                    12%

Paraparaumu Beach North 13,149            556                  2,044            -                2,600                    20%

Paraparaumu Beach West 10,807            523                  1,149            85                 1,757                    16%

Paraparaumu Central 35,474            548                  2,059            1,405            4,012                    11%

Paraparaumu East 16,210            740                  2,016            -                2,756                    17%

Paraparaumu North 12,729            505                  1,180            -                1,685                    13%

Peka Peka 2,651              110                  1,131            -                1,241                    47%

Raumati Beach East 20,577            881                  1,648            -                2,529                    12%

Raumati Beach West 10,659            248                  2,073            62                 2,383                    22%

Raumati South 14,288            804                  3,712            -                4,516                    32%

Te Horo 2,639              40                    1,032            -                1,072                    41%

Waikanae Beach 17,191            485                  4,711            -                5,196                    30%

Waikanae East 18,973            1,373               1,528            -                2,901                    15%

Waikanae Park 23,037            2,878               1,570            -                4,448                    19%

Waikanae West 32,118            1,724               2,483            82                 4,289                    13%

Waitohu 6,328              510                  874               -                1,384                    22%

Total 300,996       14,468           39,142       1,773          55,383                18%

Feasible Capacity



 

 

 

 

• 

• 

• 

Comprehensive Developer Infill Developer Infill Owner

House 24% 20% 29%

Terraced 27% 24% 33%

Apartment 38% 33% 46%



 

 

 

Intensification Precinct 97,893 0 3,609 1,541 5,150 5%

Residential 148,114 0 12,489 9,161 21,650 15%

Commercial / Mixed Use Zone 11,946 513 0 422 935 8%

Development Area 15,548 0 1,936 455 2,391 15%

Future Urban Zone 6,542 0 1,064 2 1,066 16%

Remaining Greenfield 20,953 0 1,193 288 1,481 7%

Total 300,996 513 20,291 11,869 32,673 11%

Realisable Theoretical Apartment Standalone Terraced Total
% of 

Theoretical



 

 

 

 

 

 

 

 Suburbs 
 Theoretical 

Capacity 

 Realisable 

Standalone 

 Realisable 

Terraced 

 Realisable 

Apartment 

 Total 

Realisable 

Capacity 

 Feasibility 

Rate 

Forest Lakes 1,927             336                3                  -              339              18%

Maungakotukutuku 1,506             169                24                -              193              13%

Otaihanga 3,657             386                42                -              428              12%

Otaki 29,534           1,435             129              -              1,564           5%

Otaki Beach 9,857             310                586              -              896              9%

Paekakariki 8,557             854                592              -              1,446           17%

Paraparaumu Beach East 9,128             582                232              -              814              9%

Paraparaumu Beach North 13,149           915                834              -              1,749           13%

Paraparaumu Beach West 10,807           914                408              48               1,370           13%

Paraparaumu Central 35,474           680                798              423             1,901           5%

Paraparaumu East 16,210           1,195             484              -              1,679           10%

Paraparaumu North 12,729           502                432              -              934              7%

Peka Peka 2,651             364                704              -              1,068           40%

Raumati Beach East 20,577           1,130             182              -              1,312           6%

Raumati Beach West 10,659           691                787              42               1,520           14%

Raumati South 14,288           2,109             979              -              3,088           22%

Te Horo 2,639             216                712              -              928              35%

Waikanae Beach 17,191           1,450             2,247           -              3,697           22%

Waikanae East 18,973           1,549             390              -              1,939           10%

Waikanae Park 23,037           2,441             202              -              2,643           11%

Waikanae West 32,118           1,577             938              -              2,515           8%

Waitohu 6,328             486                164              -              650              10%

Total 300,996      17,965         11,671      513            32,673       11%

Realisable Capacity



 

 

 

 

 

 Suburbs 
 Theoretical 

Capacity 
 Feasible  Feasible Ratio  Realisable 

 Realisable 

Ratio 

Forest Lakes 1,923               400              21% 336                  17%

Maungakotukutuku 967                  348              36% 167                  17%

Otaihanga 50                    50                100% 50                    100%

Otaki 8,014               1,953           24% 1,248               16%

Paraparaumu Beach East 735                  -              0% -                   0%

Paraparaumu Central 8,454               867              10% 288                  3%

Paraparaumu East 81                    28                35% 19                    23%

Paraparaumu North 462                  -              0% -                   0%

Peka Peka 12                    12                100% 12                    100%

Raumati Beach East 3,235               -              0% -                   0%

Raumati South 1,515               282              19% 239                  16%

Waikanae East 15                    15                100% 15                    100%

Waikanae Park 11,387             1,764           15% 1,630               14%

Waikanae West 4,097               734              18% 734                  18%

Total 40,947          6,453        16% 4,738             12%
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Typology Size Demand
Reconciled 

Capacity
Sufficiency Residual Capacity

Large 1,387 1,387 100% 5,449

Medium 2,656 2,656 100% 6,915

Small 3,245 3,245 100% 5,359

Large 334 334 100% 1,823

Medium 1,358 1,358 100% 2,347

Small 2,424 2,424 100% 1,344

Large 45 45 100% 79

Medium 186 186 100% 19

Small 262 75 29% 0

11,897 11,710 100% 23,335

Standalone

Terraced

Apartment

Total



 

 

 



 

 

 

Standalone 1,133 1,133 100% 1,782

Attached 1,640 1,640 100% 391

Standalone 719 719 100% 529

Attached 450 450 100% 304

Standalone 1,780 1,780 100% 5,782

Attached 1,533 1,533 100% 2,607

Standalone 2,436 2,436 100% 4,095

Attached 796 796 100% 1,789

Standalone 1,173 1,173 100% 4,080

Attached 185 185 100% 727

Standalone 47 47 100% 878

Attached 5 5 100% 536

11,897 11,897 100% 23,500

Otaki

Other

Total

Residual Capacity

Paraparaumu

Raumati

Paekakariki

Waikanae

Sufficiency
Reconciled 

Capacity
Catchment Type Demand

Intensification Precinct 97,893 19 4,328 1,116 5,463 6%

Residential 148,114 0 15,344 7,396 22,740 15%

Commercial / Mixed Use Zone 11,946 382 0 411 793 7%

Development Area 15,548 0 2,017 532 2,549 16%

Future Urban Zone 6,542 0 1,528 788 2,316 35%

Remaining Greenfield 20,953 0 1,217 319 1,536 7%

Total 300,996 401 24,434 10,562 35,397 12%

% of 

Theoretical
Demand Reconciled Theoretical Apartment Standalone Terraced Total



 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Intensification Precinct 97,893 20 1,533 7,531 9,084 9%

Residential 148,114 0 5,523 27,611 33,134 22%

Commercial / Mixed Use Zone 11,946 673 0 561 1,234 10%

Development Area 15,548 0 1,750 924 2,674 17%

Future Urban Zone 6,542 0 566 1,036 1,602 24%

Remaining Greenfield 20,953 0 767 812 1,579 8%

Total 300,996 693 10,139 38,475 49,307 16%

Intensification Precinct 97,893 0 2,291 1,121 3,412 3%

Residential 148,114 0 6,897 7,622 14,519 10%

Commercial / Mixed Use Zone 11,946 45 0 197 242 2%

Development Area 15,548 0 1,910 442 2,352 15%

Future Urban Zone 6,542 0 1,050 0 1,050 16%

Remaining Greenfield 20,953 0 917 316 1,233 6%

Total 300,996 45 13,065 9,698 22,808 8%
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Theoretical Apartment Standalone Terraced Total



 

 

 

 

Intensification Precinct 97,893 396 3,189 6,712 10,297 11%

Residential 148,114 0 11,156 27,802 38,958 26%

Commercial / Mixed Use Zone 11,946 1,569 0 813 2,382 20%

Development Area 15,548 0 1,868 989 2,857 18%

Future Urban Zone 6,542 0 568 1,037 1,605 25%

Remaining Greenfield 20,953 579 732 1,216 2,527 12%

Total 300,996 2,544 17,513 38,569 58,626 19%

Intensification Precinct 97,893 20 5,073 2,027 7,120 7%

Residential 148,114 0 17,232 11,123 28,355 19%

Commercial / Mixed Use Zone 11,946 1,973 0 569 2,542 21%

Development Area 15,548 0 2,035 542 2,577 17%

Future Urban Zone 6,542 0 1,177 2 1,179 18%

Remaining Greenfield 20,953 579 1,193 288 2,060 10%

Total 300,996 2,572 26,710 14,551 43,833 15%
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Theoretical Apartment Standalone Terraced Total



 

 

 

 

Intensification Precinct 106,101 81 2,591 7,853 10,525 10%

Residential 165,144 0 11,441 29,563 41,004 25%

Commercial / Mixed Use Zone 16,283 1,499 0 927 2,426 15%

Development Area 16,080 0 1,968 1,081 3,049 19%

Future Urban Zone 6,870 0 628 1,056 1,684 25%

Remaining Greenfield 23,692 579 732 1,216 2,527 11%

Total 334,170 2,159 17,360 41,696 61,215 18%

Intensification Precinct 106,101 0 3,664 1,468 5,132 5%

Residential 165,144 0 12,747 8,910 21,657 13%

Commercial / Mixed Use Zone 16,283 513 0 425 938 6%

Development Area 16,080 0 1,938 446 2,384 15%

Future Urban Zone 6,870 0 1,064 0 1,064 15%

Remaining Greenfield 23,692 0 1,193 288 1,481 6%

Total 334,170 513 20,606 11,537 32,656 10%

Total
% of 

Theoretical
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Zone / Area Theoretical Apartment Standalone Terraced



 

 

 

 

Capacity 
Requirements 

Short Term 
(2021 - 2024) 

Medium Term 
(2024 - 2031) 

Long Term 
(2031 - 
2051) 

Total 
Increase 

50th 
Percentile 

Households 1,298 3,280 7,321 11,899 

NPS Buffer 20% 20% 15% - 

Total 1,558 3,936 8,419 13,913 

75th 
Percentile 

Households 1,510 3,961 11,279 16,750 

NPS Buffer 20% 20% 15% - 

Total 1,812 4,753 12,971 19,536 

Capacity Overview Urban Greenfield Total 
 

Theoretical Capacity 260,049 40,947 300,996  

Feasible 48,930 6,453 55,383  

Realisable 27,935 4,738 32,673  

Demand Reconciled  29,205 6,192 35,397  

1 The National Policy Statement for Urban Development requires Councils to provide sufficient capacity to meet 
projected demand with a 20% competitiveness margin / buffer over the Short to Medium Term and a 15% buffer 
over the Long Term.  



 

 

 

Sufficiency 
50th 

Percentile 
75th 

Percentile 
 

Demand + NPS Buffer 13,913 19,536  

Realisable Capacity 32,673  

Difference + 18,760 + 13,137  


