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Executive summary
Kāinga Ora owns substantial land holdings in Mount Roskill. The Wesley West 
Neighbourhood (WWN) Masterplan includes the aspiration to build 3,000 new homes over 
the next 15+ years. The masterplan acknowledges that the provision of Auckland Light Rail 
through the neighbourhood could significantly enhance the existing easy connectivity to wider 
Auckland. Kāinga Ora’s masterplan did not allow for compulsory land acquisition of any sites 
by Auckland Light Rail Limited (ALRL). The working assumption of the masterplan was that 
the light rail solution would either have been underground, or surface running. Due to 
topographical and geological issues, an underground solution is not feasible; an elevated 
(“Viaduct”) solution is preferred by ALRL. 

This report provides assessment of the impact of four ALR proposed station locations and 
alignment options prepared by the ALR Alliance for above ground rail on the WWN 
masterplan. This report should be read in conjunction with the ALRL “Wesley Option 
Package” document dated 13 October 2023, which provides full details of the options.

Section 3 reviews the theoretical demand uplift and supply capacity within the 
catchment over time due to the investment in rapid transit. ALRL forecasts that the 
transport investment in ALR within the combined 10 minute walkable catchments of Wesley 
and Puketāpapa is expected to increase:

● dwellings by between 2,300 (Do Minimum land use option) and 4,400 (Do 
Something+ land use option); and

● employment by 400 - 2,200 relative to the “without ALR” scenario. 
There is sufficient capacity under the Auckland Unitary Plan (AUP), and the National Policy 
Statement - Urban Density (NPS-UD) policy density within Mass Rapid Transport (MRT) 
walkable catchment would provide further capacity.
Section 4 summarises the LUTI consulting land value uplift forecasts for different 
walkable catchment distances and over different time periods for each station 
location. LUTI observes that whilst it adjusts for proximity effects of heavy rail freight, it 
makes no adjustment for light rail proximity. Therefore, whether the track is above or below 
ground at Wesley Station would not have any impact on land value uplift in their model. 
These forecasts indicate that land values will uplift by 75% (average for residential and 
business uses) within 400m of the proposed station locations by 2065, with no statistical 
difference between the four proposed options.

Section 5 analyses the residential yield and non-residential Gross Floor Area (GFA) 
from the Kāinga Ora and ALRL massing options. Option 2 is forecast to yield more 
dwellings, and consistent non-residential GFA, relative to Kāinga Ora’s masterplan. 

Section 6 analyses a development feasibility for each option, including the Kāinga  
Ora masterplan massing option, as well as a sensitivity analysis. In the context of 
“today’s” market conditions (where apartment development is highly challenged), residual / 
feasibility analysis of all options (Kāinga Ora's masterplan and the four alternative options) 
ALL result in negative residual land values. To achieve a residual land value based on 
feasibility analysis that is consistent with our estimate of the market value of the land, of c. 
$1,500-2,000psm, for example, a 15% uplift in apartment values (or some similar 
adjustment that improves feasibility) would be required. At this level, which would be 
expected under more normal / recovered market conditions, the residual land value for 
Options 1, 2 and 3 is higher than the Kāinga Ora’s masterplan massing option, with Option 
2 achieving the highest residual land value.

Section 7 summarises a high level literature review of the impact of elevated light rail 
on town centres. Whilst it would seem intuitive that an elevated light rail structure might 
have a negative impact on property values and the viability of a town centre, a high-level 
literature review would suggest that, to the extent that elevated light rail is less attractive 
than street running or underground light rail, this is more than offset by the benefits and 
added value of delivering light rail. The most relevant example would appear to be Rouse 
Hill in Sydney’s northwest, where an award winning master planned town centre sits 
adjacent to an elevated viaduct and station, some 12 metres above ground. This example 
does emphasise the importance of careful master planning and urban design for town 
centres in proximity to viaduct light rail infrastructure.

Section 8 provides a summary of the Conclusions of the report.

Section 9 Appendix provides several case studies which illustrates Aucklanders’ 
tolerance for dwellings and commercial properties to be developed within close proximity of 
rail, or road viaduct structures.
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Summary of Differentiating Factors for the Station and Alignment Options

Land Value Uplift (Section 4) Not considered to be a differentiator

Yield and GFA Impact (Section 5) Option 2 is forecast to provide highest total GFA and number of 
dwelling units

Residual Land Value Modelling (Section 
6)

Option 2 achieves the highest residual land value of the 
options, for the scenario that adjusts apartment values to 
achieve the PwC estimate of market value.
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Executive summary cont.
Comparison of key metrics across the options (figures are rounded)

Kāinga Ora 
masterplan 

Option 1 Option 2 Option 3 Option 4

Land area 
(hectares)

5.7 ha 4.0 ha 4.4 ha 4.2 ha 3.8 ha

GFA total (sqm) 
excl parks

129,500 106,500 159,500 148,100 151,500

FAR (excluding 
parking) 

2.26 : 1 2.67 : 1 3.63 : 1 3.51 : 1 3.98 : 1

Residential units 878 929 1,501 1,375 1,257

Commercial 
GFA

18,500 19,000 18,500 18,500 31,000

Car parks 484 465 751 688 629

Residual land 
value base case 
($m)

(12.3) (28.2) (64.1) (61.4) (94.8)

Residual land 
value ($m) 15%+ 
apartment 
prices

89.5 60.2 79.4 70.8 37.2

The key observation is as follows:
● All Options (1-4) result in a reduction of developable land area
● Notwithstanding this:

○ All options result in an increase in residential units, particularly in the case of 
Option 2

○ Options 1 and 4 result in an increase on commercial GFA
○ Options 2, 3 and 4 result in increased parking

● Assuming 15% residential value growth (to achieve a residual land value based on 
feasibility analysis that is consistent with our estimate of the market value of the 
land) Option 2 results in a higher land value psm but a slightly lower total residual 
land value than the Kāinga Ora masterplan, noting the land areas for all viaduct 
options is significantly lower than the masterplan area.  Assuming a considered 
masterplan is developed, there is no evidence to suggest that apartment values 
would be lower for a viaduct solution relative to the counterfactual (underground or 
surface running).  It is noted that this analysis takes into account the cost of noise 
mitigation due to the presence of the viaduct structure

Limited to the analysis undertaken within this report, and based on the residential yield, 
total GFA and residual land value modelling, Option 2 is preferred.
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Background
Kāinga Ora owns substantial land holdings in Mount Roskill and has developed the Mt 
Roskill Spatial Delivery Strategy and Wesley Spatial Framework. In addition, Kāinga Ora 
has developed the Wesley West Neighbourhood (WWN) Masterplan a copy of Revision C 
of the WWN Masterplan dated 18 November 2022 has been provided. The Wesley West 
Project (WWP) Objectives include building 3,000 new homes over the next 15+ years, 
associated upgrades to infrastructure, parks, public spaces, streets and community 
amenity and utilising best-practice sustainability measures and techniques to help create 
NZ’s first low-carbon neighbourhood.

Kāinga Ora has prepared a Business Case for the WWP. However, a copy has not been 
provided. Urbancity has provided advice to Kāinga Ora on the design and planning of 
integrated, mixed-use, town centre environments, however, a copy of this advice has not 
been provided.

The masterplan acknowledges that the provision of Auckland Light Rail through the 
neighbourhood could significantly enhance the existing easy connectivity of WWP to wider 
Auckland.

The WWN’s masterplan does not allow for, or assume, compulsory land acquisition of any 
land by ALRL. The working assumption of the masterplan is that the ALR solution through 
the WWN would be either be an underground, or surface running system.

Ultimately, ALRL is proposing an elevated (viaduct) solution through WWN; an 
underground, or street running solution is not feasible for the following reasons;
● typographical and the geological issues;
● inability to meet the speed, volume, and frequency targeted by ALR; and 
● associated safety issues at the interface with other surface users. 

Kāinga Ora wishes to understand the impact of a viaduct solution on the objectives of 
WWP, and the wider Mt Roskill Spatial Delivery Strategy.

Purpose
This report considers the impact of four elevated alignment options on the WWN 
masterplan, and, in particular, the impact on land values, and consideration of perceived 
safety implications, visual impediment on surrounding development and integration with the 
Wesley Town Centre. 

This report should be read in conjunction with the ALRL “Wesley Option Package” 
document dated 13 October 2023, which provides full details of the options. The analysis in 
this report is intended to inform an applied research-based decision making framework to 
assist with ALRL’s selection of a preferred alignment option.

ALRL is progressing its Detailed Business Case (DBC) for the Transport Intervention and 
Indicative Business Case (IBC) for the Urban Elements of the project - these documents 
are collectively referred to as the Corridor Business Case (CBC). As a result, the design of 
the urban form along the proposed ALR corridor, including the station and viaduct options 
through Wesley is necessarily indicative. 

The assessment of indicative land values to facilitate analysis of the four alignment options 
is similarly indicative and is intended to provide a high-level framework for considering the 
options, as opposed to a formal valuation. The impact on the residential land values of the 
town centre, and general commentary on the attractiveness of town centres adjacent to 
light rail infrastructure, is considered by reference to third party research and to case 
studies of similar developments adjacent to viaduct infrastructure in NZ and elsewhere.
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