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MAY IT PLEASE THE PANEL 

1. Executive Summary 

 I have completed an economic assessment of economic costs and benefits 

of the Harrisville submission relief to rezone the land at 23 and 23A 

Harrisville Road to Medium Density Residential Zone – 2 (MDRZ – 2).  This 

is attached as Appendix A.     

 For ease of reference, I have provided the key conclusions below: 

a) The proposal is for the application of the Medium Density Residential 

Zone to several properties in Tuakau, namely 23A Harrisville Road 

and RT 551376; RT 655697; RT NA1022/190; and RT NA1024/222 

being located on Johnson and Oak Street. 

b) The Waikato District Council currently estimates a shortage of 

housing under the Proposed District Plan. In particular, there is a total 

estimated shortfall of 13,750 houses able to be supplied in the sub-

$730,000 bracket. By contrast, there is an estimated surplus of 7,710 

dwellings able to be supplied in the $730,000+ price bracket. 

c) The Proposed Waikato District Plan does not meet the requirements 

of the NPS-UD with regard to enabling sufficient development 

capacity. 

d) Council has not evaluated whether there is sufficient supply (quantity 

and price) to meet demand in Tuakau. It is therefore reasonable to 

assume that Tuakau has a similar shortage of low-priced dwellings 

as evident in the wider District. 
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e) The proposal would enable master-planned greenfield development 

that has the potential to provide lower-priced terrace and town 

houses, in the sub-$730,000 price range. This would have significant 

social and economic benefits in regard to improving the social and 

economic wellbeing for the current and future residents of Tuakau 

and the wider District. 

f) While there is already a notable amount of greenfield land proposed 

for residential development in Tuakau, it is important to have a range 

of land available for development, to account for specific owners that 

may not wish to develop, and to ensure there are several developers 

supplying lots to the market at any one time over the life of the district 

plan. This is required to ensure a competitive land and development 

market as sought by the NPS-UD. 

g) The proposal would provide additional greenfield land in a central 

location, 400-500 metres from the town centre. This would have 

significant benefits relating to reduced transportation costs and it 

increased opportunity for walking. The sites are therefore optimally 

located for Medium Density Residential zone. 

2. Introduction 

 I hold a Bachelor of Resource Studies from Lincoln University (1998), a 

Master of Planning from Auckland University (2000) and a Dissertation in 

Urban Economics from the London School of Economics (2014). I have 

studied urban economics at Auckland University and environmental 

economics at Lincoln University.  

 For the past 21 years, I have provided consulting services in the fields of 

urban economics, property market analysis and property development 

advisory. For the past 18 years, I have owned and managed consulting 

firms that have provided services in these fields.  
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 I have undertaken over 1,000 economic and property market assessments 

for a range of private and public sector clients.    

 While not an Environment Court hearing, I confirm that I have read the 

Code of Conduct for Expert Witness contained in the Environment Court 

Practice Note 2023 and that I agree to comply with it together with the 

requirements for evidence as stated in the new Practice Note. I confirm 

that I have considered all the material facts that I am aware of that might 

alter or detract from the opinions that I express, and that this evidence is 

within my area of expertise, except where I state that I am relying on the 

evidence of another person. 

3. Conclusion 

 I conclude that the MDRZ – 2 submission relief sought by Harrisville would 

enable additional housing which is required to meet the districts housing 

needs over the life of the District Plan.  For this reason, the proposal is 

considered to have significant economic benefits, and no significant 

economic costs, and is therefore supported from an economic and urban 

development perspective.   

 

Adam Jeffrey Thompson 

4 July 2023 
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APPENDIX A – Assessment of Economic Costs and Benefits 













 
 



 





 

Price Bracket Stand 
Alone Terrace Apartme

nt Total

Less than $600,000 0% 0% - 0
$600,000-$700,000 5% 5% - 9%
$700,000-$800,000 18% 5% - 23%
$800,000-$900,000 36% 0% - 36%
$900,000 plus 32% 0% - 32%
Total 91% 9% 0% 100%
Source: CoreLogic
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