
 

More room to grow  in good  locations   
Implications of Plan Change 120 for Auckland  

  
Authors  

Gary Blick  

Chief Economist  

Chao Li  

Senior Econom etrician  

James Stewart  

Economist  

 

Auckland Council’s Policy and Planning Committee has 

approved Plan Change 120, which proposes changes to 

planning rules to allow more homes near centres and 

rapid transit. It replaces Plan Change 78, which would 

have applied Medium Density Residential Standards  

across much of the urban area. T his paper presents a 

forecast of how the change s may  affect housing supply  

and highlights  some implications  for Auckland .  

Capacity v ersus  housing supply  

Auckland’s capacity for new homes  would be around 2 

million  under Plan Change 120 , similar to Plan Change  

78. While th at may sound like a lot, capacity counts 

the number of homes if every site were developed to 

its permitted maximum . How this capacity will turn 

into new homes – housing supply – is uncertain .  

Feasibility  matters , as site d zoned for more  height 

may yield  fewer new homes than capacity  suggests, 

if local demand is limited . Site a vailability  is also a 

factor, as some owners may not be ready to sell.  

 
1 Ryan Greenaway -McGrevy and Peter C.B. Phillips (2023), 

“The impact of upzoning on housing construction in 
Auckland”, Journal of Urban Economics , Volume 136;   

 

Given th ese u ncertaint ies , it seem s prudent  to enable  

more capacity than projected demand  would  suggest.  

An abundan ce of  capacity also increases competition 

among  landowners, which can help to moderate price 

pressures  and encourage respon siveness to demand . 

Auckland’s own experience illustrates  this. Evidence 

shows t he Unitary Plan, which increased capacity in 

2016 by  allowing more flexible land use, has led to 

more new homes and lower rents than otherwise .1, 2  

A forecast  of housing supply   

To examine  how this capacity could translate into 

homes  over the next decade , the Chief Economist 

Unit  developed a housing supply forecast  using a  

regression approach. The model  draws on experience  

under  the Unitary Plan, us ing data on added  floor area  

given demand, planning rules, and existing land use , 

to estimate the probability of development across 

loc ations . Forecast  floor area is converted into homes , 

without  specify ing  housing type or building height.

2 Ryan Greenaway -McGrevy and Yun So (2024), “Can zoning 

reform reduce housing costs? Evidence from rents in 
Auckland”, Economic Policy Centre Working Paper 16, 

University of Auckland   
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Summary  

• A new model examines how land -use rule s may  affect housing supply  

• Housing supply is forecast to be more spatially concentrated  under 

Plan Change 120 , with more  homes near services, jobs, and transport  

• Th e shift implies  more housing choice, better use of infrastructure , 

and higher productivity , with t rade -offs  that may include impacts on 

local amenity  and  changes to neighbourhood character  

 



Figure 1: Forecast change in new homes over 10 years under Plan Change 120 relative to Plan Change 78   

  

Notes: results represent SA2 centroids ; uses the version of Plan Change 120 approved by Auckland Council’s Policy and Planning Committee on 24 September 
2025 ; includes land zoned Single House, Mixed Housing Suburban, Mixed Housing Urban, Terrace Housing and Apartment Buildings , and Business – Mixed Use .  

Source: Auckland Council Chief Economist Unit  



Figure 1 shows that , over the next decade , housing 

supply  is forecast  to be more spatially concentrated 

under Plan  Change 120 than under Plan Change 78 , 

with more  homes near existing infrastructure  and 

services . The following measures illustrate this . 

• The share of new homes within the walkable 

catchments of centres and rapid transit stops  is 

forecast to  be 35%, up from 26%.   

• The share of new homes within 7 km of the city 

centre is forecast to be 17%, up from 10% , as 

Figure 2 shows . 

Th ese findings reflect the greater capacity enabled by  

increas ed building heights near centres, rapid transit 

stops, and  frequent transit routes. Many of these 

locations have relatively high land values , signal ling  

demand for access to services, jobs, and transport  – 

factors that support development feasib ility .  

In terms of quantity, the forecast shows  more new 

homes, though the scale is uncertain. Under Plan  

Change 120, housing supply is forecast to be 6% to 

20% higher than under Plan Change 78. Th e increase 

reflects the strong supply response that follow ed the 

easing of land use constraints under the Unitary Plan, 

an effect captured in the model . 

This additionality could arise if planning rule changes  

allow higher yields per site, so that fixed costs can be  

spread across more units and average development 

costs reduced. In turn, this could enable developers 

to offer more competitive prices, meet more of the 

demand for housing, and maintain profit margins.   

Figure 2: Forecast new homes , by distance from city centre  

 

Notes: data covers residential and business mixed use zones; 
chart is truncated at 30km from the city centre to fit space.  

Source: Auckland Council Chief Economist Unit  

Acknowledging uncertainty   
T he easing of land use constraints under the Unitary 

Plan  and the resulting supply response 1 has likely met 

some of the pent -up demand for housing , potentially 

moderating the effect of Plan Change 120. If so, t his 

suggest s the forecast  could  be somewhat overstated.  

The central forecast  – around 22,000 new homes per 

year  – appear s high by past standards.  On the other 

hand, ongoing  affordability pressures indicate high 

demand  and potential for a strong supply  response .  

These uncertainties mean the forecast should be seen  

as indicative of the likely direction , with more weight 

on the spatial pattern than the overall level  of supply . 

Implications and trade -offs  

The forecast spatial shift in housing supply under 

Plan Change 120  implies several potential benefits . 

• Choice. More opportunities for people to live near 

services, jobs, and transpor t through  higher -

density housing that use s less land per home  

• Infrastructure. More homes in areas with existing 

infrastructure can make better use of  capacity 

and reduce pressure for network extensions  

• Productivity. More homes in accessible locations 

can reduce travel times and support job matching, 

knowledge  sharing , and skill attraction – factors 

associated with higher productivity  

Change involves t rade-offs.  Development can result in  

shading or reduced privacy  for nearby properties. A 

more concentrated growth  pattern under Plan Change  

120 may mean fewer properties are exposed to these 

effects  than under Plan Change 7 8, although larger 

developments could intensify  them where they occur . 

The o verall impact  on local amenity  will depend on 

the location, scale, and design of future development . 

Removal of  the special character overlay  from  some  

locations near rapid transit stops is another trade -off. 

While that would enable g radual redevelopment  and 

support mo re homes , it may alter the appearance  of 

these areas , which some people value . 

A new chapter in Auckland’s growth  

Th e housing supply forecast model is a  key step in 

understanding trade -offs in land use , provid ing  a 

structured way to examine  how some  significant 

changes to planning rules may affect housing supply .  

Over the coming months, p ublic submissions  and 

independent hearings  will help refine  Plan Change 

120, with th e final  version  shaping  Auckland’s  urban 

form  for years to come .   




