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ECOHOMID ANALYSIS STAGE 11 TE ATATU PENINSULA COMMERCIAL CENTRE ~ MAY 2008

Executive Summery

The nature of ownership within the cenire is fragmented
and predominantly thai of private investors and family
trusts. Many of these investors have adopted passive
investimen? sfrategies and this has contibuted to the
current micro-economic  environment, whereby an
aversion to vacancy has rated above proper profiling of
the asset and its suitability for particular tenant types.

This has resulted in @ someawhat conservative approach
to growth of the assefs and ¢ contfinuafion of existing
uses, despite their apparent poor performance

Rentals throughout the mansireet offer some of
Waitakere City's most affordable retal and office
accommodation oplions,

In generat terms, rentals north of the Harbourview Road
and Talkata Road intersection, generally fall within a
range of between $1,200 - $1,500 per month. Towards
the central mainstreet, higher renials predominate,
although the qualily of accommodation is somewhat
mixed affecting the variance of the rental range.

Qur discussions with local occupiers has revedled that
many acknowledge the role that Te Afatu Peninsula
plays is of a secondary centre and therefore quality and
rental price are not major considerations.

There is a disproporionate concenfralion of
convenience ond takeaway food outlets coupled with
discount variely stores. The establishment of these uses
would tend fo indicate an economic environment driven
by rental affordability, rather than strategic locerdion
within the cenfre.

The centre's requirement for change is therefore
prompted by the necessity o accommodate the local
popuiation’s needs, re-idenfify the cenfre’s role and
economic function and provide a sustainable basis for
growth and intensification.
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We believe there are o range of activities that are not
repiesented or would be suitable within the town cenfre,
however specific identification of these activiies is g
somewha! irelevant exercise as market forces will
dictate their occupation. We believe that the centre's
role is firmly that of providing convenience services and
refait opportunities.
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Boulique retailing, such os fashion, electronics and
furniture would oppear to offer imited appeal fo the
cofchment, as more extensive ronges ore readily
available  within the nearby regional centres of
Henderson and Westgate,

Rather, it is our opinion that specialised food retailing
fresh  meat, fish and poullky refalling) ond
pharmaceufical ond  other sfore-based  retailing
{stationary, used goods ond flower retailing) provides o
more suitable base, coupled with a range of heaith and
professional services,

Our investigations, in conjunction with Waitakere City
Councii's consultation with tocal stakeholders, confirms
that a number of proprietors are intending to undertake
redevelopment of their properties, typically by way of
low to medium ftise apartment complexes, with ground
floor commercial frontages.

As these owners hove not parficipated in active
management of their assets, this has resulfed in a
sormewhat circular scenario, whereby rental returns are
nof 3sufficient fo feasibly develop new stock, without
developing higher yielding residential units in conjunction
with commercial components.

Te Alaiu Peninsula is cutrently experencing o change in
demographic, with two age ranges in pariicular
experiencing a significant vuplft during the period
between 2001 ond 2006. Specifically, those residents
aged 35 - 4% years and over 65 years of age have grown
in representation.

Waitakere City Coundil have questioned whether the
changing demographic will affect local spend and
development ‘on the ground’.

Our brief invesfigalion of markets affected by aging
popuiations reveais thal historically, developments hgve
had limited regard to the parficular age characteristics
of the surrcunding population. More 5o the rafiondle for
new development is based upon attracting tenants
seeking quality accommeodation, able fo pay premium
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rentals over and above reguired rates of refum. These
include high tumover or high margin business and those
which have a nafional presence.

There would appear {o be limited demand for office
accommedation within Te Atatu Peninsula, largely as o
result of locational barrers {fransportation, labour supply
pool} in addifion to such requirements being satisfied
elsewhere.

Given the nature of the location upon a Peninsula and
the lack of uses that would atfract co-location of office
activities, we would envisage continued sofi levels of
office atfraction, other than professional, bank and reci
esfate services.

We have completed a frigger point analysis whereby
retall and office redevelopment could proceed on o
feasible basis.

Whiist we acknowledge that there are a number of
subjective factars which wouid offect required rental
rates, we are able to confirm that in general, ground floor
retail rates would need to breach $300 psm ond office
accommaodation achieve rental rates of at least $230
psm, excluding GST and outgoings.

These rates exceed those found elsewhere within
Waitakere City and therefore, modem redevelopment is
unlkely to proceed in the short term uniess it s
underpinned by higher vielding developmeni. Although
rental rates in excass of this threshold have been
achieved within the Bella Vista development, we do not
believe there is sufficient depth within the market af
present to afiract these rental rates and occupier types.

Recommended interveniions and measures that we believe
warrant further invastigation include:

The existing tenant composition of the centre is weighted
towards convenience foods and discount variety stores,
agtiracted to the centre by low to moderate rental levels.
This has resulted in a tempering of rental growth by
comparison to other established fown cenires throughout
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Woaitckere City and accordingly the centre has affracted
a secondary profite.

We believe that a contraction, rather than expansion, of
the retail core may be required in order fo provide
equilibrium 1o the noture of uses and rentals able to be
paid. With increased scarcity of space, there is a greater
fkelihood of ‘higher and better’ being attracted.

Although the addition of new buk to the centre, may
equailly provide accommodation suitable for more highly
regarded, nafionally branded tenants, we believe that
this may result in further piecemeal style development
ond as a consequence, exacerbating those areas which
continue to perform poorly.
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The style of recent {ond proposed) development within
the centre hos been somewhot opporfunistic, being
clustered around sifes which were previously vacant or
presented few complexities with regard o their
refationship with adjoining residential developmenti.

in order to optimise the loyoul aond configuration of the
existing cenire’s roading and pedestian network, we
would advocate clusternng of uses and promction of
development types within various quadrants.

For example, we have idenfified that commercial office
faciliies should be fostered within the north-western
guadrant of Te Atatu Peninsula, where low-maoderate
retail rentat rates predominalie and development effects
can be mare effeclively mitigaied.

in addition, Council should actively support residential
focussed development upon andmark’ and ‘gaieway’
cormner sites within the cenire, which bepnefit from
uninterrupled views fowards the Upper Wditemaia
Harbour and/or benefit from a close association with
public aomenities (Community Centre, Vilage Green,
Jack Pringle Park).

These inffiatives will potentially enhance the funcfion of
the town cenfre, by consolidating retail focus fowards
the core oand creating on  ‘omphitheatre’  of
development cround larger parcels such as the
Cormmunity Cenfre and Woolworths sites,

Cther than general market movements in apariment
values and retail rentals, car parking requirements would
appear 1o impose the greatest barrer fo redevelopment
within the centre.

It is our recommendation that Council develop a clear
and definitive policy with regard o onsite car porking
within  Te Atfatu  Peninsula ond invesfigate other
interveniions relating to car parking as noted below,

It has previously been identified that the centre is well
served by public car parking, comprising a mix of public
kerbiside car parks, those located within council owned
facilities and larger lots of g private nafure.

)
i
*
H
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We have an opinion 1o the contrary, as kerbside car
parking along the mainsireet has confibuted o
congestion as the Peninsula's populafion has grown;
councit facilities are segregated from the retail core and
private car pork lots offer no secure future car parking
henefits.

Rather we believe that o comprehensive pubiic car
parking / fransportation area should be provided, o
promote extended customer stays within the centre and
a reinforced focus towards the western moinsfreet
frontage. Furthermore, such o designated area wouid
provide for future refall expansion opporunifies to ifs
periphery and promote the potential for dual / spiit retail
frontages upon the exising mainstreet properfies given
their extended lot depih.




