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Introduction

Far North District Council (FNDC) has requested an updated review of land development options and
feasibility assessment associated with the proposed Te Puawaitanga Sports Hub site, including
reassessment of Woods’ previously considered Option 3 which is included in Appendix A.

FNDC has also requested a high-level cost estimate for delivery of the Sports Hub Stage 2 (shown on
sketch plan included in Appendix B), and remaining Needs Assessment and Balance Land requirements
for the Sports Hub, as illustrated on Stellar’s drawing L104 — Sketch Plan 2 (also included in appendix B).

This report addresses both requirements.

1.0 Development Options Review

FNDC’s updated Sports Hub requirements, as illustrated on Sketch Plan 2, now occupy a greater
proportion of the site than previously considered likely when Woods prepared Option 3. This precludes
delivery of the residential component included in Option 3.

The northern land within Option 3 remains suitable for consideration as a standalone business park.

Full development of the northern area under Option 3 is not currently considered feasible, as this relies
on construction of what would be a disproportionately expensive off-site wastewater treatment facility.
This infrastructure would be strategic in nature and is not considered realistic to deliver as part of the
proposed development.

The revised site strategy is:
e Southern land retained for Te Puawaitanga Sports Hub, and

e Northern land considered for business park development (retail, commercial and light industrial
uses)

The current Option 3 plan (Appendix 1) identifies approximately 3.05 ha of business land. For feasibility
purposes, an optimised developable area of approximately 3.5 ha (35,000 m2) has been adopted.

2.0 Business Park Land Development Cost Estimate
The business park has been assessed as a standalone development with a focus on minimising upfront
cost.
Key assumptions are:
e |ow-speg, first-stage infrastructure
o Dbulk earthworks based on approximately 0.5 m average formation depth

e targeted geotechnical treatment only to prepare ground suitably for typical small business park
mixed-use single storey buildings

e approximately 200 m of internal road, including 3 waters reticulation power and commes.

e right-turn bay access onto State Highway 10
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e stormwater managed via existing stream corridors

e wastewater provided via reconfiguration and staged expansion of the existing Sports Hub
system

e water supply provided via extension of the existing private Sports Hub bore and treatment
system

A land development cost estimate summary is included in Appendix C.

Total land development cost including preliminaries and general, contingencies, miscellaneous, and
professional fees is estimated at $7,000,000.

3.0 Business Park Land Value Estimate

Land available for development to the north of the Sports Hub benefits from frontage to State Highway
10, good visibility and access, and a strong location within the Waipapa growth area. These factors
support its suitability for business park development and should enhance land value.

Demand in this location is expected to be strongest for light industrial land, with commercial and retail
uses forming a supporting component. On this basis, a development mix of approximately 60% light
industrial and 40% commercial/retail has been adopted for feasibility purposes, across a total
developable area of approximately 3.5 ha (35,000 m?).

Adopted land values based on research of nearby local commercial land values are $300/m? for light
industrial land and $400/m? for commercial/retail land. This results in an estimated total land value in
the order of:

e Light Industrial 0.6 x 35,000 x $300 = $6,300,000
e Commercial/Retail 0.4 x 35000 x $400 = $5,600,000
Total = $11,900,000

When compared to the land development cost estimate in Section 2.0 of $7,000,000 a northern
business park such as depicted in Option 3 is expected to generate a positive development margin,
subject to detailed design, staging, and market conditions.

4.0 Sports Hub Cost Estimate

A Sports Hub cost estimate has been prepared with reference to Stella’s sketch Stage Plan (Stages 1 and
2) and L104 — Sketch Plan 2, both included in Appendix A. Costs have been based on providing local
community level facilities and estimate summaries are included in Appendix D.

The estimate has three components:

1. Stage 2 — Resource Consent approved works (completion of consented works)
2. Remaining Needs Assessment items (delivery of priority facilities)

3. Balance Land items (future development of remaining land to the south)

Cost estimates for each component are summarised in Table 4.1 below:
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4.1 Summary Cost Table

Component Total cost allowance (S)

Stage 2 RC approved works $14,414,466

Remaining Needs Assessment items $3,898,381

Balance Land items $30,193,306

5.0 Conclusion

While Option 3 is not viable as a combined residential and business development due to the extent of
land likely to be required for Sports Hub facilities, the business development component remains a
viable standalone opportunity.

Based on:
e Development cost of approximately $7,000,000
e Estimated land value of approximately $11,900,000
the northern business park is expected to generate a positive development margin.

Cost allowances have been estimated for additional components of Te Puawaitanga Sports Hub and
inform a basis to progress planning for delivery.
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Appendix A
Woods’ Land Development Option 3

www.woods.co.nz
P24-053: 21/04/2026

P6


http://www.woods.co.nz/

— ‘ S I e >
\ Minimum 20m between disposal field (.«7 ‘L

< “|reserve and top of stream bank =
-~ OPTION 3 * . L ’
) g C /
/ Vo \ L1 r
/
PARTIAL FLOOD MITIGATION
\—‘ r’
4
LEGEND
@====  SITE BOUNDARY
——>  ACCESS POINTS
‘\ “ @====  PORTABLE WATER SUPPLY DN125
: | : y ' : - =====  |RRIGATION WATER SUPPLY DN65
Open drain to be realigned —— JEEE 4 S &0 77 : : . e S ] Waste treatment plant

to be relocated ee=ee  BORE WATER SUPPLY DN100

RESIDENTIAL BLOCK

INDICATIVE MITIGATED 100 YEAR ARI

g

z \
3
b

rZ“ WITH 3.8°C CLIMATE CHANGE)

SPORTS HUB, ACCESS AND CARPARK

EXISTING TREES TO RETAIN
VISUAL MITIGATION PLANTING
RETAIL PROPERTY
COMMERCIAL PROPERTY

INDUSTRIAL PROPERTY
WASTEWATER TREAMENT PLANT
WASTEWATER DISPOSAL FIELD

-
o

STORMWATER POND /
CONSTRUCTED WETLAND

NEW OPEN DRAIN

WATER TREATMENT PLANT

EXISTING WATER BORE

€066 000000000 |||

EXISTING HOUSE TO BE REMOVED

Water treatment plant to
S be relocated and plpework DEVELOPMENT AREA SCHEDULE
rearranged to suit
ZONE AREA %
\ RESIDENTIAL 7.82 Ha 59%
RETAIL / COMMERCIAL / o
: INDUSTRIAL 3.05 Ha 2%
Water supply plp_ework to be ROAD RESERVE 2.18 Ha 16%
rearranged to suit new water LANDSCAPING 0.31Ha 2%
treatment plant location
o TOTAL AREA 13.36Ha  100%
S

CI\D 0 50 100 200m

[ L
WAIPAPA SPORTS HUB LAND DEVELOPMENT [!u’ﬂf?mﬁiggg



Appendix B
Stellar drawing L104 — Sketch Plan 2 + Sports Hub Stage 2 sketch
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Appendix C

Land Development Cost Estimate Summary

Option 3 Business Park Land Development Cost Estimate

Item Unit Qty

Geotechnical stabilisation m? 18,000
Bulk earthworks (incl. topseil strip) m?3 15,000
Double handling %

Erosion & sediment control ha 3
SH10 right-turn intersection sum

Roading (incl. 3 waters) m 200
Stormwater management sum

Landscaping sum

Utilities (power, telecom) sum

Private water reticulation extension sum

Wastewater treatment & disposal sum

Stream / channel works m 1,000

Subtotal Construction
Allowances (35%)
Total Development Cost

www.woods.co.nz
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Rate
45
$18
$45,000

$3,500

$225

Allowance
$810,000
$270,000

$40,500
$137,000
$630,000
$700,000
$225,000
554,000
$315,000
$100,000
$1,620,000
$225,000

$5,126,500
$1,794,275
$6,920,775

say $7,000,000
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Appendix D

Sports Hub Cost Estimate Summaries
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WAIPAPA SPORTS HUB LAND DEVELOPMENT
HIGH-LEVEL DEVELOPMENT COST ESTIMATE

)

WOODS
Stage 2 Completion Serane
. . uanti
Item Description Unit Q ; ty Rate Total Cost Comments
Estimated
1 Additional grass field (1 x) m2 9600 $15 $144,000  |Assuming bulk earthworks are completed
2 Softball diamonds (2 x) m2 3250 $62 $201,500 NOG. in Needs Assessment, but within Stage 2. Minimal
fencing/backstops only.
3 |Hockey field (enhanced grass) m2 5940 $370 $2,197,800 :r‘:i'éc'; I'\'tiﬁfds Assessment, but within Stage 2. Community-grade
4 1 Grass Cricket Block and 4 Artificial Wickets Assuming it is completed in Stage 1
5 Stormwater realignment m 450 $300 $135,000 As per Option 3 undertaken by Woods
6 Services extentions m $0 Assumed it is completed in Stage 1
7 Landscaping m2 9000 $60 $540,000 As per approved RC, completion of existing areas
8 Parking completion Assuming Subbase course GAP65 is laid on site
8a Kerb and Channel m 1600 $120 $192,000
8b Concrete Footpaths m2 2000 $90 $180,000
8c Internal Roads ( including parking area)
8d Basecourse m2 12000 $32 $384,000 Assumed subbase course completed in Stage 1
8e  |Asphaltic Concrete (AC) m2 12000 $40 $480,000
8f  |Underchannel Drain m 1600 $40 $64,000
8h |Stabilisation subgrade m2 12000 $20 $240,000
8i Line Marking
100mm solid line m 1500 $5 $7,500
300mm solid line m 230 $35 $8,050
Give Way triangle ea 20 $270 $5,400
Direction Arrow ea 40 $320 $12,800
Buildings
9 Indoor Court (2 x) m2 800 $3.200 $2,560,000 N0.5.|n Negds Assessment., but within Stage 2. No reception, minimal
admin, basic toilets/changing only, and standard structure.
No.6 in Needs Assessment, but within Stage 2. Building costs have
10 Indoor Gymnastic Facility m2 600 $2,800 $1,680,000 |been assessed based on single-storey, community-level facilities with
minimal ancillary space.
No.7 in Needs Assessment, but within Stage 2. Building costs have
1 Multi-Sport Clubroom and Changing Facilities m2 600 $3,000 $1,800,000 |beenassessed based on single-storey, community-level facilities with
minimal ancillary space.
12 |Erosion and Sediment Control Ha 2.2 $40,000 $88,000
13 Preliminary and General (10%) LS 1 $1,092,005 $1,092,005
SUB TOTAL (Excl GST) CONSTRUCTION COST $12,012,055
OTHER COST
Contingencies (10% of total construction cost) $1,201,206
Consultants Fees (10% of total construction cost) $1,201,206
SUB TOTAL (Excl GST) OTHER COST $2,402,411
TOTAL DEVELOPMENT COST (Excl GST) $14,414,466




WAIPAPA SPORTS HUB LAND DEVELOPMENT
HIGH-LEVEL DEVELOPMENT COST ESTIMATE

WOODS

EsT.1970

Additional Needs Assessment

. X uantit;
Item Description Unit Q . Y Rate Total Cost Comments
Estimated
1 |Footballand Rugby League Fields m2 76800 $15 $1.152000  |Dosictopoil + seeding only; no irrigation, no lighting, no
spectator facilities.
2 1 Grass Cricket Block and 4 Avrtificial Wickets Assuming it is completed in Stage 1
3 2 Softball Diamonds Included in Stage 2 cost estimate
4 1Hockey Turf Included in Stage 2 cost estimate
5 2 Indoor Courts Included in Stage 2 cost estimate
6 Indoor Gymnastic Facility Included in Stage 2 cost estimate
7 Multi-Sport Clubroom and Changing Facilities Included in Stage 2 cost estimate
8 Walking Track, Informal Recreational Areas Included in Balance Land cost estimate
9 Car Parking Included in Stage 2 cost estimate
10 Tennis Courts m2 3645 $195 $710,775
1 Dog Walk Included in Balance Land cost estimate
Servicing upgrades
12 Relocation of water supply under fields $0.00 Assumed layout will be amenged to Sl._llt existing water
treatment system. No relocation required.
13 Stormwater Network m 600 $726 $435,600
14 Power supply (Trench only) m 600 $90 $54,000.00
Earthworks
15 General Earthworks Cut and Fill m3 13000 $12 $156,000.00 Assumed as per RC
16 Lime Drying LS 6500 $30 $195,000.00
17 Erosion and Sediment Control Ha 75 $40,000 $300,000.00
18 Preliminary and General (10%) LS 1 $300,338 $300,337.50
SUB TOTAL (Excl GST) CONSTRUCTION COST $3,303,713
OTHER COST
Contingencies (10% of total construction cost) $330,371
Consultants Fees (8% of total construction cost) $264,297
SUB TOTAL (Excl GST) OTHER COST $594,668
TOTAL DEVELOPMENT COST (Excl GST) $3,898,381




WAIPAPA SPORTS HUB LAND DEVELOPMENT
HIGH-LEVEL DEVELOPMENT COST ESTIMATE

)

WOODS
Balance Land SRS
s . uanti
Item Description Unit Q . ty Rate Total Cost Comments
Estimated
A No Development Area m2 25000 $60 $1,500,000
B Walking tracks/Dog areas m 2500 $200 $500,000
C Skate Park m2 1500 $530 $795,000
D Helicopter Pad LS 1 $100,000 $100,000 Assumed Community Emergency request only
Single pool facility, simple building and plant.
E Indoor Pool/Aquatic Facility LS 1 $9,000,000 $9,000,000 |No leisure features. Includes appropriate
adaptation of existing wastewater
F Maintenance and Operations Storage Area m2 60 $1,000 $60,000
G Off-leash Dog Park m 2500 $200 $500,000
H BMX Track m2 1500 $530 $795,000
Concrete washdown pad, sump with
Dump Station Ls 1 $50,000 $50,000 grate/sedlmgnt trap, gonnectlop to wastgwater,
hose tap/basic plumbing and minor bunding or
falls to control runoff.
J Athletics track m2 15000 $200 $3,000,000
K Parking Extention m2 17000 $164 $2,788,000
L Cricket Nets LS 1 $180,000 $180,000
M Landscaping/Planting m2 10000 $60 $600,000
N Site clearing LS 1 $15,000 $15,000 Legacy buildings
Servicing upgrades
Relocation of Existing Pump and Water Treatment Shed and AS.SU.med layout will be amended to suit .
o $0 existing water treatment system. No relocation
Potable Water Tanks X
required.
P Water Supply for new facilities m 400 $92 $36,800
Q Stormwater Network m 500 $900 $450,000
R Wetland ea 1 $210,000 $210,000
S Wastewater Network m 400 $201 $80,400
T Power supply (Ducts only) m 400 $90 $36,000
Earthworks
u General Earthworks Cut and Fill m3 10000 $12 $120,000
\Y% Lime Drying LS 5000 $30 $150,000
W Erosion and Sediment Control Ha 37 $40,000 $148,000
X Preliminary and General (10%) LS 1 $2,111,420 $2,111,420
SUB TOTAL (Excl GST) CONSTRUCTION COST $23,225,620
OTHER COST
Misellaneous (5% of Construction) - unscheduled items $1,161,281
Contingencies (10% of total construction cost) $2,322,562
Consultants Fees (15% of total construction cost) $3,483,843
SUB TOTAL (Excl GST) OTHER COST $6,967,686
TOTAL DEVELOPMENT COST (Excl GST) $30,193,306




