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Executive Summrers

The nature of ownarship within the centre is fragmented
and predominontly thot of private investors and family
Fusts, Many of these investors have adopted passive
investment strategies and this hos confibuted 1o the
curent micro-economic  environmeni, whereby an
aversion fo vacancy has rated above proper profiling of
the asset and ifs suitability for particular fenant types,

This has resuited in g somewhot conservafive approach
te grewth of the assefs and g confinuation of existing
uses, cespite thelr apparent poor performance

Rentals throughout the mainstreet offer some of
Waitakere City's most affordable refail and  office
accommodaiion options.

in general terms, rentals north of the Harbourview Road
and Takata Road inftersection, generally fall within o
range of between $1,200 - $1,500 per month. Towards
the cenirol mainstreet, higher rentals predomingte,
githough the quality of accommodation is somewhat
mixed uffecting the varionce of the rental range.

Our discussions with local occupiers hos revedied that
many acknowledge the role that Te Atolu Peninsulg
ploys is of a secondary centre aond therefore quality ond
rental price are not major considerations,

There 8 a disproporfionate  concentration  of
convenience and takeaway food outiets coupled with
discount variety stores. The establishment of these uses
would tend fo indicate an economic environment driven
oy rentol affordability, rather than shategic locaiion
within the centre,

The cenfre’'s requirement for change is therefore
prompted by the necessity 1o accommodate the locgl
pupuiation’s needs, re-identify the cenfre's role and
economic funchion and provide a sustoinable basis for
growin and intensification.
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- We believe there are ¢ range of activilles that are not
represented or would be suitable within the jown centre,
however specific identification of these aclivilies i ¢
somewhot irelevont exercise as market forces  will
dicicie thelr occupation. Wse believe thai the centre’s
rode is firmly that of providing convenience sepvicas and
retail opportunifies.
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Boutique relaiing, such as fashion, electronics ond
fumniture would appear to offer imited appeat o the
caichment, as more extensive ranges are readily
avceilable  within  the nearby  regional cantres of
Handerson and Wesigate.,

Rafner, it is our opinion that specidiised food retalling
firesh meat, fish and poulhy refdiing  and
phomaceutical  ond  other  store-bassd  retailing
Istatfionary, used goods and flower retailing; provides o
more suitable base, coupled with a range of healih and
professional services.

Cur investigalions, in coniunciion with Waitakere Cily
Councit's consutiation with focal stakeholders, confirms
that o number of proprietors are infending to underiake
redevelopment of their properies, typically by way of
low o medium rise agpariment complexes, with ground
fioor commercial frontages.

As ihese owners have not parficipated in acfive
mancgogement of their assefs, this hos resulied in a
somewhat circular seenario, whereby rental returns are
nof sufficient to fecsibly develop new stock, without
developing higher yielding residential units in conjunciion
with commercial componants.

Te Atatu Peninsula is currently experiencing a change in
demographic, with itwo oge ranges in  parficular
experiencing a significont upiiff during the period
between 2001 ond 2006, Specifically, those residents
aged 35— 49 years ond over 65 years of age have grown
inrepresentation.

Waiiakere City Councll have guestioned whether the
changing demographic will affect local spend and
development ‘on the ground’.

CQur brief investigation of markets affected by agng
popuiations reveals thatl historically, developments have
had imited regard to the particular age characteristics
of e surrqaunding popuiation. More so the rafionale for
new development s based upon atiracting fenonis
segking quality accommodation, able to pay premium
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rentais over and above reqguired rates of refum.  These
include high tumover or high margin business and those
which have a nalionod presence,

There would oppear o be kmited demand for office
aczommodation within Te Alaty Peninsulg, iargsly os o
resut of locational baniers fransportation, icbour supply
poell in addifion to such requirements being satisfied
clsawhere,

Giver the nature of the location upon o Peninsulo and
the lack of uses that would attract co-location of office
aclivifias, we would envisage confinued soft levels of
office atfragction, other than professiondl, bank and regl
astate services.

We have completed a figger point onalysis whereby
refoit oand office redevelopment could proceed on o
feqasibie basis.

Whilst we acknowledge that there are g number of
subjective factors which would offect required rental
rates, we are able to confirm that in general, ground floor
retail rates would need 1o breach $300 psm and  office
accommodation achieve reniai rates of at least $230
psm, excluding GST and outgoings.

These rates exceed those found elsewhere within
Waifakere City and therefore, modern redevelopment is
uniikely to proceed in the short ferm untess it is
underpinned by higher yielding development, Although
rental rates in excess of this threshold have been
achieved within the Bello Vista development, we do not
believe there is sufficient depth within the market ot
prasent to attract these renial rates and occupier types.

Recommended interventions and measures thal we belisve
warrant further investigation include:

The exsting tenant composition of the centre is weighted
fowaords convenience foods and discount variety stores,
affracied to the cenfre by low to moderate rantal fevels,
This hos resulted in o tempering of rental growth by
comparison o other established fown centres throughout
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Waitakere City and accordingly the centre has attracted
o secondary profie,

e helieve that a contraction, rather than expansion, of
ine relal core may be reguired in order 1o provide
acuiibdum o the naiure of uses and rentals able o be
peic. With incregsed scarcity of space, there is o greater
ikefhood of 'higher and better’ being atfracted.

Althcugh the addition of new bl fo the centre, may
aguciy provide accommoddaiion suliable for more highly
regarded, nationally branded tenanis, we kelieve that
this may result in furither piecemeat style development
cnd 4s Q censequence, exacerbating those areas which
coniinue to perform poorly.
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~ the stvle of recent {and proposed} development within
ithe cenire has been somewhat opporiunistic, being
ciustered around sites which were previousty vacant or
presented few complexities with regod o their
relationship with adjoining residentiol developmeant,

in order fo oplimise the layout aond configuration of the
existing cenfre's roading ond pedestion network, we
wold advocate clustering of uses and promotion of
cevalopment types within vatious quadirants.

ror example, we have identifisd that commercidl office
taciifes shouid be fostered within thse north-western
guadrant of Te Alatu Peninsula, where low-meoderate
retail rentai rates predominate and development effects
can be more effectively mitigofed.

in addition, Councit should actively support residential
focussed development upon ‘tandmark’ and ‘goteway’
comer sites within the cenire, which benefit from
uninterrupted  views towards the Upper Waitemata
Horbour and/or benefit from a close association with
oublic amenities (Community Centre, Village Green,
Jack Pringie Pork].

These initiotives will potenticlly enhance the function of
the fown cenire, by consolidafing retail focus towards
fhe core and cregling an  ‘amphithealre' of
development around ilarger parcels such os the
Community Centre and Woolworths sites.

—  Other than general market movements in apartment
values and retail rentals, car parking requirements would
appeqr to impose the greatest barrier fo redevelopment
within the centre.

I} is our recommendaiion that Council develon a clear
ond definitive poiicy with regard to onsife car parking
within Te Alaty Peninsula and  investigate other
inferventions relafing to cor porking o5 noted below.

- ¥ has previously been idenfified thar the cenire is wel
served Ly public car parking, comprising o mix of public
kerbsicle car parks, those localed within council ownead
facifties and lorger lots of o privaie nature.
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We nave dan opinion to the contrary, as kerbside cor
parking dlong the wmainstreet hos contributed to
congestion as the Peninsula's population has grown;
coundl facilities ore segregated from the retail core ond
gitvate car park lois offer no secure future car parking
nensfis.

Ruiher we believe that a comprehensive public car
porking / fransportafion area shouid be provided, fo
promote extended customer stays within the centre and
o reinforced focus fowards the western mainsirest
frontage. Furthermore, such a designated area would
provide for fulure retail expansion opportunifies o its
pefiphery and promote the potential for dual / split retail
frontages upon the existing mainsireet properties given
their extended lot depin.
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