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Executive Summary 

Objective 

The study objective is to understand the likely requirements for LFR in relation to other types of 

retail in Auckland City and Auckland Region over the next two decades (up to 2026).  

 

Both Auckland City and Auckland Regional Council (ARC) have growth strategies that envisage a 

compact urban form, focussed around town centres, with retail activity a core component of these 

centres.  However, the trend toward large format retail (LFR) and the propensity for LFR to locate 

outside the established centres structure, in precincts or as stand-alone stores in general business 

zones, especially to take advantage of cheaper land and larger sites,  has potential to undermine or 

diminish the centres-based structure.   

The retail trends and the drivers of retail dispersal are not well understood by Council, and current 

regulations are seen as having limitations in dealing with LFR issues.  Accordingly, Council seeks a 

better understanding of the key locational drivers of LFR, and the effects of out of centre retail, and 

knowledge of effective instruments to accommodate LFR in a pattern consistent with the urban form 

objectives. 

 

Study Findings 

A substantial increase in retail floorspace is projected to serve the Auckland City market, arising from 

population, tourist and business growth, and increase in real consumption per capita. The Auckland 

City retail sector will also attract a share of retail spending power from the other parts of the 

Auckland Region.  

 

Retail floorspace in Auckland City is projected to grow significantly from the current 1,352,000 m2 to 

1,647,000m2 by 2016, and 2,018,000m2 by 2026.  This is annual growth of around 31-33,000 m2 of 

retail floorspace.  Large Format Retail is expected to account for around half the floorspace growth, 

or around 16-17,000 m2 annually.  

wŜǘŀƛƭ ŀŎǘƛǾƛǘȅ ƛǎ ŎǳǊǊŜƴǘƭȅ ŎƻƴŎŜƴǘǊŀǘŜŘ ƛƴ ǘƘŜ /ƛǘȅΩǎ ŎŜƴǘǊŜǎΣ ǇŀǊǘƛŎǳƭŀǊƭȅ ǘƘŜ /.5Σ {ǳō-regional and 

Large suburban centres. Around 20% of retail space is located in business areas, though much of the 

retail outside of centres is LFR.  

 

The business zoned areas in Auckland have potential to accommodate around 1,174,000 m2 of retail 

space.  The Business areas have potential for a further 589,000 m2, and including other areas, the 

total indicated capacity is around 1,839,000 m2. This compares with projected demand of 2,018,000 

m2 by 2026, indicating a net shortfall in the medium term. If higher development intensities are 

achieved, then the potential capacity is greater. 
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In gross terms, there appears to be considerable capacity for further expansion of the existing 

centres, based on zoned areas, development potential and current levels of floorspace.  However, a 

substantial share of capacity in the centres is located in and around the smaller centres, and zoned 

capacity for expansion is more limited for the larger centres. 

 

Further, the economics of the retail sector mean that much of the retail investment is likely to be 

directed at the larger centres, with minor shares for the smaller centres. This will place increasing 

pressure for expansion of the retail capacity of the larger centres, notably the Sub-regional and Large 

Suburban centres.  

 

The relatively large share of floorspace potential in the Business areas, and generally lower land 

costs, means that these will continue to be attractive locations for new retail development, 

especially for LFR. 

 

Development proposals for major stand-alone stores or groupings of LFR outlets are expected to 

lead the pressure for out-of-centre retail growth.  The large extent of the Business 4 zone, in 

particular, suggests there could be widespread opportunity to encourage retail development, 

especially LFR, into business areas, particularly if the capability to expand the larger centres is 

constrained. 

 

Implications 

The study findings highlight the need for careful consideration of retail and service provisions in the 

forthcoming District Plan review process.   It is important to adequately provide for the substantial 

growth in floorspace in the City, without occasioning a substantial dispersal of retail floorspace 

across the Business areas, and undermining the retail and wider roles of the centres network.  

 

The large scale of growth in the next two decades offers needs and opportunity. The need is to 

accommodate retail in a pattern which enhances wider City and regional objectives. However, the 

rate of growth is such that the next two decades provide opportunity to achieve desired urban form 

outcomes.  By 2026, a third of Auckland CƛǘȅΩǎ ŦƭƻƻǊǎǇŀŎŜ ǿƛƭƭ ƘŀǾŜ ōŜŜƴ ŘŜǾŜƭƻǇŜŘ Ǉƻǎǘ нллтΦ  

 

Thus, if a more dispersed strategy is followed, then the retail patterns would be significantly 

different from the current, centres-based pattern within just two decades.  Conversely, a centres-

based strategy which resulted in significant shares of retail growth being in the larger centres and 

the CBD would reinforce the centres-focus within a relatively short time frame.  
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If significant shares of retail growth are located in business areas, rather than in the centres 

structure, then there will be opportunity cost for other business, and direct impact on the role of 

centres and urban efficiency outcomes.  Retail development in business areas will compete for land 

with other business activities, in a period when significant increase in average business intensity is 

expected. The up-take of business area land for retail will be an opportunity cost in terms of land 

capacity if the same scale of retail could have occurred at higher levels of intensity elsewhere in the 

Spatial Economy. 

 

The dispersal of retail and service activity across business areas effectively reduces the wider roles of 

centres simply because their retail and service role is less than it would otherwise have been.  The 

concentration of retail in and around centres generally enhances the amenity delivered by centres ς 

whether the functional amenity arising from convenience, travel efficiency and choice associated 

with the co-location of activities and services in centres, or the social amenity occasioned by the role 

of centres as generators of people activity and interaction.  

 

These considerations highlight the options for Auckland City with respect to provision for retail 

growth.  If a centres-based strategy is maintained, then this implies the need to both ensure there is 

appropriate capacity for expansion of the existing centres structure (particularly the larger centres 

within the network), and also examine carefully the provisions which have enabled dispersal of retail 

activity through development in the Business 4 and other zones.  If there is any tightening of retail 

opportunity outside the general structure provided by the centres network, then this needs to be 

balanced through provision for growth within the centres network.  

 

The natural tension between the large land requirements of large format retail and the higher cost 

of land within more intensively developed centres suggests a middle path of enabling LFR to 

establish in and especially around the centres network, without enabling similar development in a 

dispersed manner across business areas simply because of the current zoning of the land. This 

implies greater spatial differentiation within the zoned areas, especially with regard to the Business 

4 land which is widespread in the City, in order to provide for and encourage LFR to be part of the 

incremental growth of the existing centres structure. 
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1 Introduction 

1.1 Background 

Auckland City Council (ACC) is aiming to publicly notify the Isthmus District Plan in 2009/10 with 

objectives, policies and rules for managing retail activity.  wŜǘŀƛƭ ƛǎ ŀ ƳŀƧƻǊ ŎƻƴǘǊƛōǳǘƻǊ ǘƻ ǘƘŜ ŎƛǘȅΩǎ 

GDP, and is a key driver of urban form and function.  It plays a crucial role in servicing domestic 

demand and underpins the role and function of centres.  Both the Council and Auckland Regional 

Council (ARC) have growth strategies that envisage a compact urban form, focussed around town 

centres.  The location and nature of retail activity may contribute to, or may compromise, this vision.   

 

The recent trend within the retail sector toward large format retail (LFR) has coincided with the 

propensity for these large stores to locate outside the established centres structure, often in general 

business zones ƻǊ ƛƴ ΨǎǘŀƴŘ-ŀƭƻƴŜΩ ƻǳǘ-of-centre locations which are cheaper and/or allow easier 

development.  At the same time, the historic distinction between wholesale and retail activity has 

weakened, and contributed to a general tendency for retailing to become more spatially dispersed 

within urban environments.   These and other trends, and the drivers behind them, are not well 

understood by council, and current regulations do not specifically deal with LFR issues.  In order to 

formulate appropriate policies and regulations, Council needs to obtain a better understanding of 

the effects of out of centre LFR, and the key locational drivers for this type of retailing. 

 

At the same time, the Auckland Regional Council (ARC) has also indicated a desire for better 

understanding of the future for retail within the region.  ARC has highlighted that territorial 

authorities are becoming increasingly aware of the need for better planning mechanisms for retail 

activity.  ARC would like to obtain robust data for the region and sub region that identifies future 

demand for retail sub categories (employment and floorspace requirements), and the associated 

planning implications of such growth. 

 

1.2 Study Objective  

The principal objective of this study is to understand the likely requirements for LFR in relation to 

other types of retail over the next two decades (up to 2026).  

 

The research is being undertaken primarily for Auckland City Council. However, Auckland Regional 

Council also requires better understanding of the retail sector, emerging trends, planning 

mechanisms and future growth, and is a partner in the project. 
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For Auckland City, the key research components are: 

Á Assessing the current retail situation and recent emerging trends (floorspace and 

employment).  This includes assessing their relevance to land use patterns, especially the 

location drivers of retail activity. 

Á Estimating future retail demand for LFR and SFR by location in Auckland City (floorspace and 

employment). 

Á Comparing supply of zoned retail land (according to District Plan provisions) with future 

demand, and identifying whether modifications are required to existing District Plan rules to 

achieve the /ƛǘȅΩǎ ƻōƧŜŎǘƛǾŜǎΦ 

 

For Auckland Region, the key research components are: 

Á Assessing the current retail situation and emerging retail trends for the region overall, and at 

the territorial authority (TA) level. 

Á Estimating future demand for LFR and SFR by TA and for the region overall. 

Á Exploring alternative planning mechanisms for managing retail activity, especially with 

respect to LFR and out-of-centre developments. 

 

1.3 Study Scope 

A range of LFR types are present in Auckland City and the Auckland Region, including; 

Á {ǳǇŜǊƳŀǊƪŜǘǎ όbŜǿ ²ƻǊƭŘΣ CƻƻŘǘƻǿƴΣ tŀƪΩƴ {ŀǾŜ ŜǘŎΦύ 

Á General Merchandise (The Warehouse, Briscoes, Farmers etc.) 

Á Bulky Goods Retailing (Bunnings, Placemakers etc.) 

Á Factory Outlets (Dressmart, Bendon etc.) 

 

Auckland City has identified that, in terms of locational needs, there are two main types of large 

format retailing: 

 

Á Large Format Retailing ς the business model involves having a wide array of goods on sale in 

a large footprint store.  Most customers are expected to access the store by car, which 

means that LFR areas tend to act as destination shopping areas when located in an out of 

centre location. 

Á Bulky Goods Retailing ς this type of retailing is large format in nature because it involves 

storage and sale of large, bulky goods (for example beds, cars, furniture etc). 

 

For the study, retail activity is defined according to the Australia New Zealand Standard Industrial 

Classification 1996 (ANZSIC96) Division G ς Retail Trade (at 6-digit level) and also Division H573000 - 

Cafes and RestaurantsΦ  IƻǿŜǾŜǊΣ Ψōǳƭƪȅ ƎƻƻŘǎΩ ǊŜǘŀƛƭƛƴƎ ƛƴŎƭǳŘŜǎ .ǳƛƭŘŜǊǎ {ǳǇǇƭȅ ŀƴŘ 5L¸ ƻǳǘƭŜǘǎ 

(F453100 and F453900) and these are covered in the study, because the Statistics NZ Business Frame 
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currently reports in ANZSIC96 terms, which describes these activities as wholesale rather than retail 

trade.. Appendix 1 contains a full list of 6-digit ANZSIC96 for Division G. 

 

This study groups 6-digit ANZSIC96 business location and modified employment count (MEC) 

information into nine broad retailing groups and splits floorspace and activity by LFR and SFR 

activities. 

 

1.4 Report Structure 

The report is structured as follows: 

Á Section 1 covers the study objectives, scope and structure.  The sub-sections below present 

detail on definitions and conventions, information sources, definition of the Auckland spatial 

economy (centres and business areas), and the methodology applied for both the Auckland 

Region and Auckland City components of the analysis. 

Á Section 2 provides a background discussion on national trends in the retail sector, focussing 

on large format retail and potential planning mechanisms for managing changes in the retail 

and business environments. 

Á Section 3 sets out the current retail situation, and examines recent trends in retail 

employment and floorspace in the Auckland Region.  This section provides estimates of LFR, 

SFR and total retail floorspace and employment to 2026 by local authority area and for the 

region overall. 

Á Section 4 outlines current and recent emerging trends in retail employment and floorspace 

in Auckland City, by location and across the spatial economy.  The section provides estimates 

of LFR, SFR and total floorspace and employment to 2026 by location and for the City 

overall.  The section also includes assessment of the available zoned capacity for retail 

floorspace by catchment, and a comparison of retail demand with land supply to show areas 

of pressure and availability. 

Á Section 5 summarises the findings of the report and contains recommendations about 

required changes to the District Plan to accommodate future growth. 

 

1.5 Methodology 

The study draws on data from a variety of sources and integrates this information into a 

comprehensive structure for the analysis, drawing on a number of proprietary models developed by 

Market Economics Ltd. A detailed explanation of each of these models follows. 
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1.5.1 Auckland Region Spatial Economy 

The study uses the updated Spatial Economy1 for Auckland City and Auckland Region as the spatial 

framework.  The Spatial Economy (SE) is the generic term for the network of commercial centres and 

business areas in the Auckland Region. The SE provides a useful structure to both describe how 

business activity ς including retail ς is distributed within Auckland, and also to help understand what 

drives these patterns of activity. It recognises the existing patterns of centres and business areas in 

terms of the size, location and roles within the economy, and is the appropriate base point for 

assessing future growth trends.  

 

Because there is detailed statistical information available at a refined geographic level (mesh-block 

and property base) the SE provides the appropriate structure to integrate information on retail and 

business activity and supply, in relation to zoning and property information, and in regard to retail 

market and demand information for catchments relevant to each centre or business area. 

 

The main elements of the Spatial Economy are: 

Centres 

Á Regional (Auckland CBD) 

Á Sub-regional 

Á Large Suburban 

Á Suburban 

Á Local 

Á Minor 

Á Destinational (mainly large format) 

Á Arterial Strips 

Á Rural (Towns/Villages) 

 

Business Areas 

Á Heavy Industry 

Á Production and Distribution 

Á Business Park 

Á Office Park 

Á Special Activity Area (incl airport, port)  

Á Special Areas (mainly health, education/research, sport facilities) 

 

¢ƘŜ ōŀƭŀƴŎŜ ƻŦ ǘƘŜ ǊŜƎƛƻƴ ƛǎ ŘŜŦƛƴŜŘ ŀǎ Ψƴƻƴ-ŜŎƻƴƻƳƛŎΩ ŀǊŜŀǎΣ ƛƴŎƭǳŘƛƴƎ ǊŜǎƛŘŜƴǘƛŀƭ ŀǊŜŀǎΣ ǇǳōƭƛŎ ƻǇŜƴ 

space, and so on. 

                                                           
1
 Formerly named the Formal Economic Structure (FES) in the ARC Business Land Model (BLM). 
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To represent the SE, every location (meshblock) in the region has been coded according to the 

economic role of its locality, defined from the presence of business zoning and the size and mix of 

businesses by industry sector. This SE classification process involved overlaying District Plan zoning 

information with 3-digit ANZSIC96 Business Frame information in a GIS.  This was based on the 

former FES definitions, which were updated according to 2007 data and in association with BLEG2 

definitions of business areas.  Each meshblock has been classified according to whether it is a centre, 

business area, special area or non economic area.   

 

Meshblocks which have been identified as centres have been assigned a centre name (e.g. St Lukes, 

Takapuna etc), and each centre has been classified into the hierarchy of Regional, Sub Regional, 

Large Suburban and so on (listed above and shown on Map 1.1).  Meshblocks identified as parts of 

business areas have been assigned the relevant area name and the business area type as Heavy 

Industry, Business Park and so on (listed above and shown on Map 1.2).  The special area code has 

been introduced to define locations with high education and health employment in a separate 

category, while Ψnon economicΩ areas are those areas that do not have a significant number of 

employees or significant quantity of business zoned area.  All of the areas within the Region (at 

mesh-block level) have been coded to the relevant category. 

 

The SE thus provides the spatial framework that can be used to analyse information from other 

sources such as employment data from the Statistics New Zealand (SNZ) Business Frame, ACC zoning 

information, and PropertyIQ property information. 

 

                                                           
2
 Business Land Economy Group 
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Map 1.1: Auckland City Centres Typology 

 

 

Map 1.2: Auckland City Business Areas Typology 
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1.5.2 Statistics New Zealand Business Frame 

This retail assessment uses employment and geographic unit (business) data by meshblock for 2001 

and 2007 to show the location of retail activity within the Auckland City and Auckland Region 

economies. Employment is reported using two measures ς Employee Count (EC) and Modified 

Employment Count (MEC)3.  

 

Since 2004, EC has been the key measure of employment for SNZ. It is a head count of all salary and 

wage earners for a particular month based on IRD tax data.  This is mostly employees, but can 

include working proprietors who pay themselves a salary or wage (i.e. are also employees).  

However, those working proprietors who take drawings from their business but not wages or salary 

are not counted in the EC due to the data collection method.  Many owners of small businesses are 

not employees (for example - dairy owners, builders, small fishing businesses, and service business 

owner-operators).  Thus EC by its nature is an undercount of actual employment. 

 

Recently, statistical information has become available from the SNZ LEED system, which provides 

counts of the numbers of working proprietors in each sector of the economy, and some detail on the 

numbers of working proprietors who are not also employees.  That data suggests that working 

proprietors who are not employees account for around 15% of total employment.  

 

This LEED data has been utilised by MEL to develop another measure of employment, the Modified 

Employment Count (MEC). This includes both the Employee Count and the estimated working 

proprietors, to provide a more comprehensive measure of total employment, for each sector and 

location.   

 

The MEC estimates are developed from: 

Á Linked Employer-Employee Data (LEED):  Annualised employment data by industry 

disaggregated as to employees (E) and self-employed people (WP).  Self-employed people 

were disaggregated further into those who pay themselves a salary or wage (S) and those 

who do not (N). The WP(S) persons are most likely to be included in the Employee Count, 

while the WP(N) persons are most likely to be workers additional to the EC. The LEED data is 

only available at TA, regional or national levels. This means the number of non-employee 

WPs can be calculated to the TA level, but needs to be estimated at the CAU or mesh-block 

level. 

Á Business Frame (BF) data:  the annualised (as at February 2007) Employee Count (EC) data. 

Employees (E) and self-employed people who pay themselves a salary or wage (S) identified 

                                                           
3
 Modified Employment Count is an alternative employment measure developed by Market Economics. 
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by LEED are essentially the same as Employment Count (EC) as measured by the BF (i.e. E + S 

= EC).  The BF Employee Count is available at mesh-block level. 

Á The BF data has been used to estimate the ratio (E:S) of employees (E) to working proprietor 

employees (WP(S)) included in the BF, and then to estimate the number of other working 

proprietors who are not counted by the BF (WP(N)). The ratio of total working proprietors to 

working proprietor employees was also calculated. 

Á SNZ Business Demography and LEED: The number of geographic units (business locations), 

by firm size4 by industry. 

Á LEED: total self-employed persons by firm size by industry. 

 

This data provided the basis to estimate the numbers of non-employee working proprietors in each 

industry, for each year 2000-2006, for each firm size, for each industry. The BF data on the numbers 

of firms (geo units) of each size by industry in each location was used to estimate the numbers of 

non-employee working proprietors in each industry in each location, for 2000-2006.  

 

The output from this process is an estimate of the number of non-employee WPs for each industry 

and location. These estimates are added to the BF data, to provide the Modified Employment Count 

(MEC). 

 

Because annual LEED data is not available until 12 months after the end of the reference period, 

2007 data will not be available until the end of 2008.  For this study, the 2007 non-employee WP 

figures were estimated, based on the BF data on each firm size (2007) and assuming the recent 

trends (2000-2006) in the numbers of WPs per geo unit had continued into 2007. Correlation 

coefficients indicated this was a valid assumption, and the estimates will be replaced when the 2007 

LEED data is released. 

 

1.5.3 Auckland Region and Auckland City Economic Futures Model 

The Economic Futures Model (EFM) provides information on the broader economic context for this 

study. The EFM is an input-output based model, which develops economic projections based on the 

current situation, and projections of population growth (driving domestic consumption) and export 

growth by sector, to 2026, for Auckland City and Auckland Region.  The EFM projections identify the  

basic άōǳǎƛƴŜǎǎ-as-ǳǎǳŀƭέ future situation, assuming incremental growth, but no major structural 

shifts in the city or regional economies5. 

 

                                                           
4
 Firm size groups are 0 employees, 1 to 5, 6 to 9, 10 to 19, 20 to 49, 50 to 99 and 100+ employees. 

5
 For further information refer to Auckland City Baseline Economic Report 2006-2026 or the ARC EFM Model. 




