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Executive Summary

Urban economies accommodate the vast majority of population and business activity and
capture the majority of growth. Providing for that growth in an efficient manner is vital for
the national economy. Tihis end central government has released the National Policy
Statementg Urban Development Capacity (MPBC) that requires high growth Councils

(in the first instance) to assess their growth futures and the commercially feasible capacity
enabled under thie District Plans to ensure that future growth can be provided for.

Local authorities have an important role to play in the operation of their economy, primarily through
planning for growth. Ensuring that there are sufficient opportunities for developmeans that
businesses and households can be accommodated in appropriate locations without undue constraint. The
NPSUDC contains a number of objectives and policies that aim to achieve that outcome. This report helps
fulfil Objective Group B; Evidenaglamonitoring to support planning decisions. Under Policy B1, Councils

I NB NI | dohaN@&& a thrag®arlyibasis, carry out a housing and business development capacity
assessment that;

a) Estimates the demand for dwellings, including the demamtifferent types of dwellings, locations
and price points, and the supply of development capacity to meet that demand, in the short,
medium and longerms; and

b) X X

c) Assess the interaction between housing and business activities, and their impacts on each othe

The housing development capacity assessment (HDCA) needs to contain information on; the current supply
of housing and likely future housing demand growth by market sector, the amount of capacity enabled
under the current planning provisions plus anlyentstrategic planning documents by type and location,

an assessment of the feasibility or developability of that capacity and finally an assessment of the
sufficiency of capacity to meet the foreseeable demands arising in the urban area in the sharty aretli
longterms. This is summarised in Figure 0.1 below.

Queenstown Lakes DistricbunciQLD) has been identified as a high growth Coaxé resulthe full
suite ofrequirementsof the NPSJDC are relevantThis report is QLDCs first assesgraoader the NPS
UDC of urban housing demand in the short, medium andteng and current and projected feasible
housing capacity provided for in their proposed and oper&listict Flans.

The QLD Urban Environment

The NPSJDCdefines two concepts, b 'y SYPANBYYSYy(d &l yR dadz2NBFy | NBI
and application. TheNPS5/ | LILJX AS&a (2 Iye@ adz2Nblty SYy@ANRYYSy:
¢tKS 202S0GAQGSa yR LRftAOASA I NBE &l NizOieddidnssess NB dzy
demand and provide sufficient development capacity (under Policies Al to A4) applies to land within that
urban environment.
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Figure0.1 - Housing Development Capacity Approach Overview
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The urban environment of QLD has been defined for the purpose of this HDCA. In the Wanaka Ward, it
encompasses the area within the Wanaka urban growth boundary (UGB), as well as the Hawea and Luggate
townships, and the Rural Industrial szdne in Lugate. In the south of the district (referred to here as the
Wakatipu Ward, which combines both the Queenstown and Arrowtown Wards), the urban environment
includes the area within the Queenstown and Arrowtown UGBs plus the small area of Low Density
Residentl zone adjacent to Lake Hayes. These UGBs are discussed further in the Proposed District Plan
(PDP)

The rest of the district the rural environment; therefore captures the rural zone, Wakatipu Basin,
Gibbston Valley, Cardona, Hawea Flat and theememote townships of Makarora, Glenorchy and
YAy3Jalhzyo {SHSNIf 2F (KS S5A3aGNRAOGQa aLISOALE 12y
the rural environment there are some development areas that are urban in nature and in futse, tho
areas may be included in the defined urban environment.

Structure of the QLD Housing Market

The QLD housing market is complex, because significant shares of the estate are owned by absentee
owners (other New Zealand residents and overseas investors)tivb® their dwellings for themselves as
LISNB2Y | f K2fARIFIe& K2YSa 2N WaSO2yRQ K2YSao {2YS :
accommodation for the QLD resident population, and/or for stesrh (mainly holiday) visitors (listed on
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platforms such as Airbnb and BookaBach). It is important to understand this market structure, because
different components of the market are subject to different growth drivers.

Demand for resident housing is driven by the resident population, and somér afetreind for longerm

rentals drives demand for the holiday homes of absentee owners. However, the demand for holiday homes
is also driven by a range of factors which are external to QLD, including population and business growth
rates elsewhere in New Zland, and in other countries (where absentee owners reside). Many holiday
homes are also investment properties, that have been acquired for capital gain and/or rental returns.
Demand for holiday homes is affected by both demographic and economic amnditio

The main components of the QLD housing market are:
a. Resident QLD households which own their dwelling;

b. Resident QLD households which rent dwellings-temy (as distinct from showttay holiday
rental), owned by either QLD entities (investméniellings) or absentee owners from other
parts of New Zealand and overseas (holiday dwellings which are in effect investment dwellings);

c. Absentee owners from other parts of New Zealand, who own dwellings as holiday dwellings
and/or as investment properties

d. Absentee owners from overseas, also owning holiday and/or investment dwellings.

These components overlap, because demand from the resident population for rental accommodation
influences demand for investment properties, for both QLD entities and thmseofitside the Distriét

The housing market is subject to ongoing change, especially as demand feerdongental
accommodation and shetérm rental utilises the same housing stock in many instances. This blurs the
distinction between holiday dwellingad investment dwellings, and there are no comprehensive statistics
defining the structure of this housing market.

As at June 2016, the estimated totalusingestate in the District was 1600 dwellingsTotal resident
householdsvere 13,600 as at Jund26,and assuming each resident household occupies one dwelling
this suggestshere were 4,00@wellings usually not occupietihis figure of,000 is directly consistelin
scalewith the numbers from the 2013 Census (15,400 in total and 3,900 not usacellgied) andn
percentage terms, is substantially higher than national figures.

It is normal for a small share of the dwelling estate of any urban centre to be unoccupied on a medium or
longterm basis. Nationally, some 5.6% of the total dwelling essatategorised as unoccupfe®BNZ
2018).However, moccupied dwellings are a significant component of th® €conomyg the share is

much highetthan the national averagat 25.3% as at June 2013 (Census), and estimated to be still close
to that level 23% in2016 and higher in Wanaka

1 For this assessment, absentee owners are those owning residential property in QLD but who normally reside elsewhere in New
Zealand or overseas. The dwellings of absentee owners are a combination of investment (for long -&ednskemntal) and
ASydRKYBSARBlI 8¢ ReStftAyaIa sKSNB y2i 200dz2LlASR SEOSLII o6& (GKS 24,
2 SNZ Dwelling and Household Estimates, June 2017 (Demography Dwelling and Household Estimates),
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Holiday homesaccount for a significant share@fy’ 2 G dza dzl £ £ & 2 UhésenlelbcBuRiéd foR ¢ S £ f
part of the year by owners and/or by visitors to the District on a 4bort rental basis (including family

and friends of owners who may occupy the dwellings on a-fireset basis), but not by persons who are
usually resident in the Distri€LDis not unique in this regard, as in many holiday destinations these make

up an important share of the total estate. NaMB K St Saasx (GKS aK2f ARl & K2YS¢
within the size of the housing estadad isalsocharacterised by relatively high value dwellings.

ARRNBaa TFT2NJ aSNIBAOS f Aa il prévides yhsighold Shich @udxpOpgeés@rd NI {
owned by absentee owners, and where those owners are based, by district within New Zealand, and by
nation overseas

The figures for June 2016 indicated that some 6,070 properties are owned by entities based in other parts
of New Zealand (34.5% the total estate of 1500 dwellings), and some 1,290 properties are owned by
entities based overseas (7.3%$. discussed above, the dwellings with absentee ownership may be either
used as personal holiday homes, sherin visitor accommodation, or asntal/investment properties.

Given the role of QLD as an internationally prominent tourism destination, the attractive natural
environment, and the relatively high housing values theigexpeced thatthe presence of international
absentee ownerwill beconsiderably higher in percentage terms than the New Zealand ayaitmgrigh

this is difficult to verify.

3 This information is likely to be subject to some inaccugdicy exanple, absentee owners may list their address for service
through a local solicitor, which would act to ogtaite the numbers of dwellings owned by QLD entities, and tstdes those
owned by absentee ownerdhis requires further investigation.
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Figure0.2 ¢ QLD Housing Market Structure 2@16wnership by Dwelling Category
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Figure 0.2 smmarises the housing market structure for the total District (on the left) and the urban
environment (on the right) for 2016. In total, 13,410 dwellings are estimated in the defined urban
environment, 76% of the district total. The urban environment atdsofor 87% of owneoccupier
dwellings, 74% of loAgrm rental dwellings and 58% of holiday homes. This structure provided the basis
for assessing future demand for housing, as follows:

a. Demand for usually occupied dwellings is driven by growth in gigerg population. This is
the standard approach for housing demand assessment. Based on the current market structure,
this total estate would be a combination of dwellings owned by QLD entities (around 10,240 as
at 2016) and those of absentee owners (a3,360 currently). This indicates that for nearly
half of the estate of absentee owners (currently investment properties), the main driver will be
QLD population growth, so this would reflect that QLD growth;

b. Demand for the balance of the estate, thoseetlings not usually occupieaurrently around
4,000- will be driven by exogenous factors.

Recent Population and Household Growth and Current Structure

¢CKS 5AaGNROGQE LRLIzZ I GA2Yy KIFIa ANRgYy O2yaimRBNIof &
to 34,700 by 201% The annual growth rate of 4.4%pa over that period saw an average annual gain of 1,000

4SNZ 201.
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persons to the resident population. Since the 2013 Census, however, the growth rate has increased
substantially, with an additional 5,000 persamghe 20132016 period and an average annual gain of
nearly 1,700 persons.

There has been corresponding substantial growth in resident household numbers from 5,800 in 1996 to
11,700 by 2013, with the District total reaching an estimated 13,600 residastholds by June 2016.

¢KS S5Aa0GNAOCGQEA YIFI22NJ NRtS Fa | G2d2NRaAY RSadAyl
population structure differs significantly fraime national patterr(Figure0.o 0 @ ¢ KS 5A a0 NA Ol Q
characterised by relatively high shares in the 25 year to 44 year age cohorts, and lower than average shares
in the children and young adult age groups, and in the mature and older age groups.

The high incidence of persein the 25 to 44 year age bands is evident for both males and females, and to

a considerable degree reflects the relatively high shares of employment in tauiggred businesses.

The rapid growth in the population means thaimigration has been the ajor driver. This is typically
reflected in relatively low numbers in the 65 and over age bands because the population base for those
GFr3SAy3 Ay LI I OS¢ Aa avlftt Ay NBtFdAzy G2 GKS Od
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Figure0.3 - QLD Population Age Structure 2@35year Increments
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in the District. There are several important differenm@sentlyfrom the nationapattern:

a.
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A relatively low incidence of singlerson households, reflecting in part the low numbers of
persons in the 65 and over age bands. This may also reflect the high cost of housing in QLD,
encouraging sharing of dwellings;

A relatively high incidee of couple households, at 40% compared with 31% nationally. This
reflects to a degree the presence of couples employed in the touekated sectors, who may
be in the District as lorstay visitors, as distinct from lotgym residents;

The incidence fotwo-parent households is close to the national pattern. However, there are
relatively few onegarent households, which reflects in part the relatively high costs of housing
in the District (for owners and renters);

A relatively high incidence (nearly ¢eithe national figure) of other muftierson households,
which is predominantly flatting or ngamily households. This reflects the strong presence of
the tourismrelated workforce, especially those in the-26 age groups, who as lostay
visitors raher than longterm residents form flatting (nefamily) household structures.

N



e. It should be noted that large numbers of shmtm workers come in and out of the district in
the peaks of the winter and summer holiday seasons, and they may not be captustelyg
by SNZ data which is in primarily derived from occupant reporting on Census night. QLDC have
acknowledged that further investigation of migrant workers is required.

Household Projections 2016 to 2046

Further substantial household growth is esteel, consistent with the population outlook. priorj the
increase in resident households is a sound indicator of the requirement for additional dwellings to
accommodate the resident population. The most recent Statistics New Zealand (SNZ) projdatetas in

an additional3,000 (low to 5,200 (high) resident households over the decade to 202% (2 38%
increase), and an additionaB®@0 (low) to 14,000 (high) households over the period 2016 to 2886 (&

103% increase). These are set out in FiudeL y Of dzZRSR A a (KS -highdppv@th £ Qa
projection (referred to as the Recommended growth outlook). This shows growth of 12,600 households in
the longterm (93% growth between 2016 and 2046).

Figure0.4 - QLD Househol@rends and Future Growth Projectioh9962046
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A key feature of thprojectedgrowthin households across the distrigthe increase in couple households
Under the SNZ Medium projection for example, couple househotasint for some 60% of the lotgrm

growth. Singlgerson households account for some 26% of the net change in household numbers, but the
net change is much less for family households (around 12% of the total) and other household types show
minimal chage. Of the total increase approximatelyl0,000 households, some 8,560 are either single
person or couple householdEhis differs substantially from the national growth outlqathich indicate

a higher share of singfgerson households (32% of the niecrease), but lower shares of couple
households (38%), and higher shares of family households (30%).

This anticipated change in the structure of the housing market is important, because it means much of the
net gain is smaller households, which are liteelyave preferences for smaller dwellings, including terrace
house and apartment style dwellings. That in turn will have implications for residential land requirements.
It is also potentially indicative of a housing market which does not suitably paffeidiable dwellings for

family households with children.
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There is no detailed information on the dwelling preferences of absentee owners of QLD properties,
although it is expected that their demands are likely to reflect the national household strsctygesting

more family households among absentee owners, and possible preference for larger and detached
dwellings.

The growth projections detailed above are for the whole District and include both the urban and the rural
demand outlooks. It is importamo differentiate between urban and rural growttbecause the supply
mechanism in urban areas is primarily through residential zoning, and business zoning where it applies to
apartments, whereas outside the main urban boundaries rural land and lifelsishs are the main source

of supply (including some small township, rural visitor and special zones). The economics of lifestyle block
development are quite different from urban residential development, particularly because of their
positioning toward theipper endg higher value end of the housing market. QLD is notable for the fact

that approximately 97% of the district is identified as an Outstanding Natural Landscape or Outstanding
Natural Feature, which the RMA requires to be protected from inapiptesubdivision and development

as a matter of national importance.

The projections for the urban and rural environment are based on the population growth projections for
each CAU (SNZ 2047)aggregated, together with estimated capacity for lifestylilings in the areas
beyond the UGBT he total urbarprojections are shown in Table 0.1.

Table0.1 - QLD Projected Urban Households 20086

. . Rationale
Year SNZ Low SNZ Medium SNZ High (2016)
2013 9,400
2016 11,100 11,100 11,100 11,100
2019 11,700 12,300 12,700 12,500
2026 13,400 14,600 15,500 15,100
2036 15,600 17,300 19,200 18,400
2046 17,400 19,800 23,100 21,800
2016-19 600 1,200 1,600 1,400
2016-26 2,300 3,500 4,400 4,000
2016-46 6,300 8,700 12,000 10,700
2016-19 % 5% 11% 14% 13%
2016-26 % 21% 32% 40% 36%
2016-46 % 57% 78% 108% 96%

Source: SNZ 2017; ME QLD Housing Model 2017
Key features include:

a. TheLowprojection would see an additional 2,300 households in urban locations by 2026 (out of
the total QLD increase of 3,000, see Table 3.4 above) and 6,300 households by 2046 (out of the
total 7,300). This represents an increase of 57% over the three decades;

5 Refer Figure 2.2 for a mapthe defined urban environment.
6 The 2013 CAUs aggregate up the broadssehs in the spatial framework.
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b. TheMediumprojection would see an additional 3,500 households in urban locations by 2026 (total
QLD increase 4,200), and 8,700 households by 2046 (out of the total QLD 10,400). This represents
an increase of 78% over the 2046 period,;

c. TheHighprojection would see an additional 4,400 households in urban locations by 2026 (total
QLD 5,200), and 12,000 households by 2046 (total QLD 14,000), an increase of 108% over the
period;

d. All three futures would see the urban share of total QLD househaldsmsec from the current
81.5%, to accounting for 8% of growth in the period to 2016, and 85% to 87% of growth in the
period 2016 to 2046.

Nevertheless, there would also be significant growth outside the urban environment, of beh@@n
householdgLow) and 2,00 households (High) by 2046. This equates to average annual growth of between
30 (Low) and 70 (High) households each year, compared with 210 (Low) to 400 (High) in urban locations.

Housing Demand by Other Housing Markets

Absentee OwnersProfcting growth in demand for dwellings by absentee owners is somewhat more
complex than for resident househol@shere one household generally equates to one dwelling)

5SYFYR F2NJ I0aSyiSS 26ySNEQ K2f ARF& YVyfgcRrshgudeSa i Y S
the relative attractiveness of Queenstown Lakes as a place for both holidays and investment, and the
potential to rent dwellings on a shetdrm basis(visitors) or longerm basis(residents). Demand is also
influenced by population gravand economic conditioria other areas of New Zealand and in overseas
markets, and consumer sentiment.

Shortterm Dwelling Accommodatiornrhe shorterm accommodation potential (primarily as dwelling
rental) has been examined based on @eDCGecommered projections of visitor numbers in private
residential properties These indicate some 41,800 visitors on the annual peak day, and 7,200 on the
average day for 2016, increasing to 70,300 (+1.7%pa) and 11,700 (+1.7%pa) respectively by 2046

Allowing br 20% of this demand to be as guests of residents (that is, on an average day between 4% and
6% of resident households have staying guests) then the balance of average day demand may be assumed
to be in vacant or not usually occupied dwellings. Assummegaa visitor group size of 2.5 to 2.7, this

would mean that on the average day in the order of 45% to 55% of these dwellings would be occupied by
shortterm visitors. This does not mean that 45% to 55% of these dwellings are always occupied, and the
balarce always unoccupied. Applying this to the estimated 4,000 dwellings which are not usually occupied
in 2016 indicates 1,800 to 2,200 are occupied by dleom tenants on the average day.

The peak day demand is considerably greater, over four times tregavday. Even with a substantially
KAIKSN) aKIFNB 2F QGAaAG2NA | O0O2YY2RIGSR a4 NB&aARS
shortterm rentals, very few of the not usually occupied dwellings would be vacant in the peak. However,
the peak ivery shortlived, and even allowing for both a summer and a winter peak (10 days in total), for

7 This excludes visitors utilising commercial visitor accommodation (such as hotels, motels, camp groundgackksick
8 Based on the QLDC Recommended growth projectiotal District.
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the balance of the year (around 97% of all days) the demand fortehmrtrentals is less than the total
capacity.

On that basis, the opportunity for the ine®nt component of holiday dwellings is reflected much more
accurately in the figures for the average day rather than the.pHakindicates that around half of the
total estate of not usually occupied dwellings may be driven by demand fortatmortvistor
accommodation.

Total Housing Demand

Total dwelling demand is estimated from the household projections, and allowance for growth in each
aspect of absentee owner demand, recognising also the overlaps among these aspects. These projections
form the bass of assessing housing sufficiency discussed further bBesause of this wide range of
influences, forecasting demand growth is complex, especially given the fundamental changes likely to
impact on purchasing by overseas entities. Rather than attemiptwvariate forecasting, we have adopted

a scenario approach for assessing, lovediumand high growth ranges for both New Zealand based
demand, and overseas based demand.

Based on these scenarios, total district projections have been prepared for Idiupmend high futures

as well as th@LDRecommended growth projectienFigure 0.5 shows a hitgvel summary of théour

growth futures- the QLD@Recommended projection sits between the medium and imighe longterm

(i.e. in 2046, total dwellings under the Recommended growth scenario reach an estimated 30,900
dwellings).

Figure0.5 ¢ TotalQLD Projected Housing DemdrydFuture2016-2046(Excl. Margin)
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Based on the SA\NMedium future, key features include:

a. A total demand increase of 4,700 dwellings by 2026 (+27%) and 11,600 dwellings (+66%) by 2046.
This growth is driven mainly by growth in the number of resident households of 4,200 by 2026
(+31%) and 10,370 by 2046 §%3);

b. The projected growth includes demand for an additionab@ dwellings by 2026 from owner
occupier households and &8® dwellings (+7%0) by 2046. There would also be demand fasQ.,7
dwellings for londerm rental by 2026 (+31%), and®40) dwellings ¥ 2046(+76%,) of which an
estimated 2,80 would be owned by absentee owners (primarily from elsewhere in New Zealand);

c. Additional demand for investment dwellingg@2y 2026, and® dwellings by 2046) and holiday
dwellings not used for rental§@ by 2@6 and 30 dwellings by 2046) is expected to arise primarily
from demand from elsewhere in New Zealand.

d. Allowing for a 15% margin on top of projectedgterm demand growth, the total projected
increase in demand would be 13,300 dwellings, comparedld;jB00 under the Medium future.
This would take total dwellings to 30,900 by 2046, rather than 29,200, an additional 1,700.

Much of the demand growth would arise in urban QLD Idrgeterm outlook is summarised in Taltle2.

The urban projections allofer a progressively higher share of growth to accrue to urban QLD, including
because of the substantial additional capacity within the udoaimmdary. Currently, the dwelling estimates
show 76.1% are within urban QLD, the high projection indicates 8t¥6owih would be urban, the
medium projection 83%, and the low projection 85%. Total growth in urban dwellings is estimz4éd at 6,
(Low), 9500 (Medium),11,400 @QLDGRecommended) anti3,300 (High) between 2016 and 2046.

Table0.2 - QLDUrbanProjected Housing Demand 262646

Change Change Medium Change Change

Change Change Rationale Change Change

Housing Demand 016 Low2046 on1645 0 2046 201646 % 912096 o545 0 2046 2016-46° %
Owner-occupied 6,540 10,220 3,680 56% 11,750 5,210 80% 13,570 7,030 1079 12,660 6,120 949%
Long-term Rental 4,550 7,100 2,550 56% 8,170 3,620 80% 9,430 4,880 107% 8,800 4,250 93%
QLD ownerps 1,860 3,000 1,140 61%) 3,450 1,590 85%) 3,990 2,130 115%) 3,720 1,860 100%
Other NZ Ownels 2,220 3,580 1,360 61%) 4,120 1,900 86%) 4,760 2,540 114%) 4,440 2,220 100%
International Owner: 470 530 60 13%) 600 130 28%) 680 210 45% 640 170 36%)|
Other NZ-Investment 960 1,210 250 26% 1,440 480 50% 1,800 840 88% 1,620 660 69%
Other NZ-Holiday 960 1,020 60 6% 1,170 210 22% 1,390 430 45% 1,280 320 33%
Other NZ-Total 1,920 2,230 310 169 2,610 690 36% 3,190 1,270 66% 2,900 980 51%
International-Investment 200 210 10 5% 230 30 15% 240 40 20% 240 40 20%
International-Holiday 200 200 - 0% 210 10 5% 220 20 10% 220 20 109
International-Total 400 410 10 29 440 40 109% 460 60 15% 460 60 159

13,400 20,000 72% 26,700 99% 24,800

Source: ME QLD Housing Model 2017. Figures have been rounded.

NPSUDC Growth Margins

Under Policy C1 of the NB®C, councils must provide forat RRAGA 2yt YI NBAY 2F 71
OF LI OAGe@ 2@SNI I yR of 20208 the shivtRrel & EdiudeRns, Rl Y5%y/iRtiée long
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term. This means that the projected increases in demand need to be factored up by 20% and 15%
respectively, to identify potential total future demanti

Adopting the NREIDC guidance to apply the SNZ medprojection for the base case future, it is also
instructive to examine the future outcomes plus the margin. For QLD total:

a. the medium projection indicates an additional 1,400 resident households by 2019, with 4,200 more
by 2026, and 1@00 by 2046, compad with 2016;

b. the medium projection plus 20% margin indicates an additional 1,680 resident households by 2019,
with 5,040 by 2026, andl}960 by 2046;

c. the SNZ high projection indicates an additional 1,900 resident households by 2019, with 5,200
more by 2@6, and 14,00 by 2046.

Figure0.6 - QLDHouwsingProjectionsvith NPSUDC Margir2019-2046

40,000
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Ee]
c Oseas
£ 25,000
8 Absentee NZ
% 20,000
=
T 15,000
3 M Residents
()
10,000
5,000
_ 2016 Medium Medium High Medium Medium High Medium Medium High
& 20% & 20% & 15%
Margin Margin Margin
2019 2026 2046

This means that the SNZ high projection easily encompasses the medium plasd2lB% margin
throughout thelongterm. Figure 0.6 compares the total demand outcomes in 2019, 2026 and 2046,
showing medium growth, medium growth plus 2886 15% margin, and high projection.

9 For this first HDCA, QLDC have adopted the margins recommienthedNPS8JDC guidance. This will be reviewed in future
updates.

10 This factoring applies to the demand growth, not to the total demand projected for each future time. If it were appliad to to
projected demand, then the resulting implied growth ratesild be far in excess of the SNZ growth rates. For example, in QLD
the SNZ medium growth for the 202619 period indicates a 5% increase in household numbers, whereas factoring up the 2019
by a further 20% would indicate 25% growth. Similarly, for t26 atediumterm the SNZ medium projection is for 15% growth,
factoring up the 2026 total would imply 35% growth; and for 2046-femg, the SNZ medium projection is for 42% growth,
factoring up the 2046 total would imply 57% growth.
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QLD Housing Demand 2048 Detailed Examination

The HDCA provides considerable analysisedfiture housing demand of Qk&sident householdgaking

into account the current patterns of dwelling ownership and occupancy of dwellings by households of each
type, and in each income band. This assessment is based Qnekrastown Lakes Distriatk$ing Model

2017, developed by M.E to provide key information and analysis to medt/NES3equirements.

This assessment covers QLD resident households, and the demand for dwellings of each type and value of
those resident households. It does not incldéenand from absentee owners of investment and holiday
dwellings other than those rented by resident QLD households. Initially it provides some key information
from the 2013 Census for the district population as a whole, then it foonghe 2016 estimatd situation

for population and household$he base assessment covetal QLD total andncludesQLD urban It

does not examine urban QLD by itself, most notably because urban QLD accounts for a major share (82%)
of the total QLD resident householdadahere are quite limited demographic differences between urban

QLD and total QLD. There are clearly close links between urban and rural areas.

Key findings of the 2013 analysis include:
1 Separate houses (detached) are the dominant dwelling type (6,910ndwer 71.1%);

i1 Attached dwellings (town houses, terrace houses and apartments) account for 2,090 dwellings
or 21.5% of the total estate;

i Of the attached dwellings, about ott@rd (700, 7.2% of the total) are single level, typically
town house and homanit typology;

1 Some 1,370 attached dwellings are in buildings of 2 or 3 levels (14.1%). The Census did not
identify any dwellings in buildings of 4 levels or more (predominantly apartments), though there
may be some of these in the 720 dwellings which wetealefined.

1 Single person households show a higher propensity than average (38.7%) to occupy attached
dwellings, especially single levelaediimgs. Norfamily households (usually flatting structures)
show relatively high occupation of attached dwelljigish around half in attached dwellings.
However, among other household types, the pattern is similar, with detached dwellings
LINBR2YAYlIYylid ¢KAA A& y2i dzy SELISOGSR F2N |y
strong growth rates, and the relatiyehigh property values, mean the proportion of attached
dwellings is somewhat above the national average.

1 Lower income households show general greater propensity than average to reside in attached
dwellings, while higher income households show much higharaverage propensity to reside
in detached dwellings;

1 To a degree, these patterns reflect the household types, especially with older single and couple
households on low to loomedium incomes showing some preference for attached dwellings.
CKAA dQBISTOINGSY0 S 0FaSR 2y OK2AO0S 2F RgSttAy3
are not as marked as in larger urban economies such as Auckland, where there is greater
differentiation by income, and the range of dwelling types is more comprehensive.
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The above results are unsurprisimgt arenevertheless important to demonstrate clearly how demand for
housing variesgvithin the community The figures showthat demand for housing is influencetearlyby
household type and age affecting household sizand organization, stage in the life cycle and also
indicating stage in dwelling ownership sequeqas well as by incomeaffecting ability to pay. These
drivers of demand influence dwelling type needed, and able to be afforded, and dwelling tenure.

If dear demand patterns may be demonstrated for 2013, then these same drivers may be used to assess
likely future demand. QLD is expected to have a considerably larger community in the future. The changes
in the structure of that demand household type andge, and income will underpin the demand for
housing. In parallel, there will also be changes in dwelling tenncéuding possible increase in ownership

rates among existing householdsand in the demand for different types of dwellings, including an
expected longerm increase in attached dwellings including apartments.

The following sections set out the estimated demand pattern for 2016, taking into account the patterns
observed in 2013, and with allowance for the growth in household numbers arlchgsvl the period to
2016.Key findings include:

1 Overall, the estimates show 56% of households live in owned dwellings, with the other 44% in
rented or other dwellings not owned by them.

1 The ownership rate is substantially higher than average for thimtmoe band (68% compared
with 56% overall), and substantially lower for households in the lowest income category (48%).

1 Ownership also varies among household types-fJavent families with 2 children (67%) and
couple households (62%) have relativelyhbr levelsg reflecting in part their higher than
average income levels, and the longer time in the property market for mature and older couples
- while ownership is lower among singlerson households (52%), eparent families (41%)
and very low amongon-family households (9%).

1 There is digher incidence of detached dwellings (seven of eight) compared with attached for
households owning their dwelling. The high focus on detached dwellings is also evident for two
parent families with children, and ntiufamily households, though with lower incidence for
singleperson households (four in every five).

1 Singleperson households show the highest propensity of all types to own attached dwellings,
whether in lower or higher income bands, but generally optiéached dwellings;

1 The ownefoccupier market does not show significant variation from the national pattern, nor
from what would be expected in the housing market. The effects of both income on ownership,
and age on dwelling type, are both consistenhvéitwide range of market assessments and
commentary.

1 Thee is arelatively high incidence of attached dwellings in the rental property estate. Overall,
attached dwellings make up around one quarter of the total dwelling estate, but account for
some 43% dthe total rental dwelling estate;

1 For single person households which are renting, attached dwellings account for more than half
of the total dwellings, and nearly half for couples;
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1 For family households which are renting, attached dwellings account othias one third of
their total accommodation, compared with around e@eath of dwellings for owner occupiers;

1 For nonfamily renting households, attached dwellings account for half of their total
accommodation.

1 Dwelling ownership rates do improve markettirough the lifestages; from a low of 10% for
households in the under 30 age band, to 40% for those in #39 3@and, 61% for those in the
40-49 band, reaching 77% for those in the@0band, and the high of 83% for those in the 65
74 band. Howevelt is important to not assume that the future population will automatically
achieve those relatively high levels of dwelling ownership in the future, because the effects of
high dwelling prices have already flowed through to ownership rates for thos=30-89 age
bands which are substantially lower than was the case for earlier generations.

1 Dwelling ownership rates have generally declined nationally over the last two decades, including
in QLD. This trend has been most clearly evident among the lowowndedium income
households, and in the 28 age bands, which is the {8&age when traditionally households
KIS SYyG4SNBR GKS YIFINJSG Fa aFANRG K2YS o0dz S

QLD is a fagirowing economy, and much of the dwelling estate has been developed in the yasr25

It is likely that the range of dwelling options will continue to expand over the next two decades, especially
in response to dwelling affordability isswe®l the increased residential densities being promoted in the
ProposedDistrict Pan (PDR)

The second major focus ofé¢lHDCAlemand assessment is the relationship between households and the
values of the dwellings which they occupy. A key output from the QLD Housing Model is the estimates of
the dwellings by value which are occupied by househufl@éach type. Although the mean and median
dwelling values do have some relevance, the core matter for the market as a whole is the distribution of
dwelling values, for households of each type in total, and also for households which own or rent their
dwelings.

Figure 0.7shows the estimated distribution of dwelling values for all household types and each main
household type as at June 2016. The distiice pattern shows that each household type occupies a
substantial number of dwellings in every valaad There is limited difference among the main household
types in terms of their mean dwelling value, and in the distribution of dwellings by Madpeak for every
household type occarin the $420,000 to $710,000 value bands. The distribution is consistent with the
REINZ figures showing median dwelling values in the $790,000 to $800,000 band (August 2016), and mean
values of $900,006

11QN.co.nz 2018
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Figure0.7 ¢ QLD Dwelling Value Distribution by Household Type 2016
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Figure0.8 shows the distribution of households in total across the value bands, and the incidence of each
household type within each value band.
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Figure0.9 shows the overall relationship between household income, and the value of dwellings occupied
in QLD in 2016 (for total household$he pattern is for lower income househotdsoccupy dwellings
toward the lower end of the value range, and for medium and higher income households to occupy
progressively higher value dwellings. However, all income bands peak in thé1$3800 value band,
reflecting the relative concentratiorf dwellings in that band.

Figure0.9 ¢ QLDDwellings Occupied by Value by Household Income 2016
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Housing Demand by Dwelling Type and Value

M.E has identified a suite of housing demand growth future®[Idthat take into account the medium

and high growth future® A ®S® | NI y3S I NRdzy R (0 KS antl ditiegatisulaQ a 2 &
reference to the changes expected in household demographigst the implications of changes in
dwelling preferenes.These provide more detailed demand projections for the total district and urban
environment than reported above (total dwelling demaridje figures belowelate to the component of

dwelling demand driven by resident households (the majority of detalling demand.

Asdiscussedthe emphasis on couple and singkrson households and the associated gradual ageing of
the population together with increases in dwelling values and greater acceptance of attached dwelling
optionsare allexpected to sesome general shift toward attached dwellings in the futlireeanalysis of
current dwelling occupancy by different types of household indicates that household income is the main

12 Note, figure presented in this section may differ slightly from total household projections due to disaggregation and
reaggregation of figures together with rounding.

13 For the analysis of sufficiency, equivalent detailed projections feresitent dwellings is added to the resident household
projections to provide detailed total dwelling projections (discussed further below).
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differentiator of occupancy, rather than household age. This means thahifh¢éoward a more intensive

urban environment for QLD is likely to require a change in dwelling preferbhEesasallowed for some

shift in preferences away from detached dwellings, and toward attached dweillimgswith the strategic
direction ofthe PDPThis is not a foregone conclusion, and the options tested include Nil change from the
present demand structure, as well as medium, high and very high shifts in dwelling preferences by 2046.
Note that the scenarios depict the total dwelling estatich includes existing dwellings, and those
outcomes imply more substantial changes in the mix of new dwellings developed over the period.

Table0.3 shows the projectedotal district residentdwelling demand undemedium growth and aNil
PreferenceChangescenario (the current patterns of dwelling occupancy persist), and the increase in
dwelling numbers of each type is more or Ipgs ratafrom the current situation. For total QLD, the
projected growth in residerdemand is in the order of 3,900 terholds by 2026, and 100 in total to
2046.This future would see detached dwellings continue to account for the major share of dwelling growth
-around 77% to 2026, and 75% thereatfter.

Table0.3 ¢cQLDResi@nt Dwelling Growtlt Medium Projection 201:2046¢ Nil Preference Shift

Dwelling Type 2016 2017 2019 2026 2033 2038 2043 2046 2016-19 2016-26 2016-46
Detached House 9,940 10,280 10,880 12,940 14,750 15,770 16,930 17,500 940 3,000 7,560
2+ Dwgs : 1 level 1,040 850 1,140 1,320 1,520 1,630 1,750 1,810 100 280 770
2+ Dwgs : 2-3 levels 1,940 2,040 2,100 2,440 2,780 2,970 3,180 3,320 160 500 1,380
2+ Dwgs : 4+ levels 10 20 10 10 10 20 20 20 - - 10
2+ Dwgs : undef - - - - - - - - - - -

Other Private 30 30 40 40 50 50 60 60 10 10 30
Private Not Defined 490 510 550 630 730 780 830 860 60 140 370
TOTAL 13,500 13,700 14,700 17,400 19,800 21,200 22,800 23,600 1,300 3,900 10,100
Detached House 74% 75% 74% 74% 74% 74% 74% 749 72% 7% 759
2+ Dwgs : 1 level 8% 6% 8% 8% 8% 8% 8% 8% 8% 7% 8%
2+ Dwgs : 2-3 levels 14% 15% 14% 14% 14% 14% 14% 149 12% 13% 149
2+ Dwgs : 4+ levels 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
2+ Dwgs : undef 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Other Private 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0%
Private Not Defined 4% 4% 4% 4% 4% 4% 4% 4% 5% 4% 4%
TOTAL 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 1009

Source: ME Queenstown Housing Model 2017

This outlook is likely to be associated with greenfield development rather than urban intensification, which
would be more aligned with an increase in attached dwellings. We note that this outcome would run
counter to both the demographic shift the QLDpopulation and the strong growth among older and
smaller households including their propensity to seek central rather than peripheral locations.
Accordingly, it is included primarily as a base for comparison.

Table 0.4 shows thetotal district projected resident dwelling demand undemedium growth anda
Moderate Preference shificenariog that is, where the current (2013) patterns of dwelling occupancy
gradually but progressively change, and there is a shift away from detached dwellings toward attached
dwellings including terrace houses and apartments.

This future would see detached dwellings continue to account for the major share of dwelling growth, but
that share would drop from the current 74% to 71% of the increase by 2026, and 64% by 204&déde cha
reflects the existing dominance of detached dwellings, and even where less than half of the net increase in
the future were in detached dwellings, the total estate by 2046 would still reflect much of the current
housing stock.
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Table0.4 ¢cQLDResidenDwelling Growtly Medium 20162046¢ Moderate Preference Shift

Dwelling Type 2016 2017 2019 2026 2033 2038 2043 2044 2016-19 2016-26 2016-46
Detached House 9,940 10,140 10,770 12,690 14,160 14,910 15,940 16,370 830 2,750 6,430
2+ Dwgs : 1 level 1,040 970 1,060 1,280 1,500 1,650 1,760 1,830 20 240 790
2+ Dwgs : 2-3 levels 1,940 2,080 2,240 2,700 3,300 3,750 4,080 4,360 300 760 2,420
2+ Dwgs : 4+ levels 10 40 50 60 70 80 80 90 40 50 80
2+ Dwgs : undef - - - - - - - - - - -

Other Private 30 30 40 40 50 50 60 60 10 10 30
Private Not Defined 490 500 540 620 740 780 810 830 50 130 340
TOTAL 13,500 13,800 14,700 17,400 19,800 21,200 22,700 23,500 1,300 3,900 10,100
Detached House 74% 73% 73% 73% 2% 70% 70% 709 64% 71% 649
2+ Dwgs : 1 level 8% 7% 7% 7% 8% 8% 8% 8% 2% 6% 8%
2+ Dwgs : 2-3 levels 14% 15% 15% 16% 17% 18% 18% 199 23% 19% 249
2+ Dwgs : 4+ levels 0% 0% 0% 0% 0% 0% 0% 0% 3% 1% 1%
2+ Dwgs : undef 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Other Private 0% 0% 0% 0% 0% 0% 0% 0% 1% 0% 0%
Private Not Defined 4% 4% 4% 4% 4% 4% 4% 49 4% 3% 3%
TOTAL 100% 100% 100% 100% 100% 100% 100% 1009 100% 100% 1009

Source: ME Queenstown Housing Model 2017

The second core output from the scenarios is projections of numbers of dwellings in each value band, based
on estimated demand for dwelling®ifin each type of household, and taking into account preference shifts.

The starting point is that the current situation (2016) reflects existing demand for dwellings (owned and
rented) by households of each type. Further, that the value profile for existielings broadly reflects
expressed demand (dwelling type and value) from QLD households. On this basis, the household
projections have been used to estimate future demand for housaovgned and rented, by dwelling type

¢ in each value bandProjectedfuture demand is based in the first instance on existing demand patterns,
projected forwardpro ratawith the growth in each segment of the market (household type).

This modelling relies on a number of assumptipasnore detailed discussion of limitat®im contained

in the main body of the reporthere is neconometriccomponent to this Model, to consider such matters

as potential change in dwelling ownership levels if housing prices increase or decrease, or calculation of
the price bands of future delling supply. That is covered separately regards to housing development
feasibility.

Table0.5 shows the projectedesidentdwelling number®y typefor 2046 in anediumgrowth future, with
nil preference changacross segments of the markdhe resilts shown are for the total districT.he
distribution shows low shares of dwellings in the lower value bands, with demand centred ontaegaid
valuesq reflecting the current dwelling mix and value patterns.

The total increase in demaraf some 10,00 dwellings represents substantial growth. However, the
similarity in the distribution of values with the current patteiso reflects stability in the structure of
demand. The point of note is that the household projections show incremental changdheoaurrent

base, and do not indicate substantial shifts in the underlying pattern of housing demand. It follows that the
projected demand reflects quite strongly this incremental shift, where the main change is the number of
dwellings, rather than the mof dwellings and values.
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Table0.5 ¢ QLDResidenDemand by Type & ValgeMedium, Nil PrefShift 201646

Value Band 2016 2046 Net Change 2016-46

(000) Detached| Attached| Total Detached| Attached| Total Detached| Attached| Total Total %
$0-280 320 210 530 510 550 1,060 190 340 530 5.39
$280-420 980 580 1,560 1,630 1,470 3,100 650 890 1,540 15.49
$420-560 1,660 640 2,300 2,630 1,570 4,200 970 930 1,900 19.09
$560-710 2,180 400 2,580 3,420 1,010 4,430 1,240 610 1,850 18.59
$710-850 1,490 160 1,650 2,270 390 2,660 780 230 1,010 10.19
$850-990 990 90 1,080 1,560 220 1,780 570 130 700 7.09
$990-1130 650 50 700 1,050 100 1,150 400 50 450 4.59
$1130-1270 400 60 460 670 150 820 270 90 360 3.69
$1270-1410 380 20 400 640 30 670 260 10 270 2.79
$1410-1690 570 40 610 970 80 1,050 400 40 440 4.49
$1690-1980 330 130 460 560 330 890 230 200 430 4.39
$1980-2260 210 10 220 330 10 340 120 - 120 1.29
$2260-2540 170 - 170 260 10 270 90 10 100 1.09
$2540-2820 160 - 160 260 - 260 100 - 100 1.09
$2820-3180 70 - 70 90 - 90 20 - 20 0.29
$3180-3530 130 - 130 190 - 190 60 - 60 0.69
$3530+ 270 - 270 410 - 410 140 - 140 1.49
Total 11,000 2,400 13,400( 17,500 5,900 23,400 6,500 3,500 10,000 100.09
Share % 82% 18% 100% 75% 25% 100% 65% 35% 100%

Source: ME Queenstown Housing Model 2017

Table0.6 shows the projected dwelling numbely typefor 2046 in amedium growth future, with
moderate preference shift The results shown are for the total distrithe distribution again reflects
continuation of the overall pattern, but with some general transfer toward lower value dwellings (reflecting
the shift toward attached dwellings total growth of 4,700 attached dwellings over the ldaagm
compared to 3,500 attached dwellings in the nil preference shift scenario)abaveith demand centred

on the midrange values.

Table0.6 ¢ QLDResidenDemand by Type & ValgeMedium, Moderate PrefShift 201646

Value Band 2016 2046 Net Change 2016-46

(000) Detached| Attached| Total | Detached| Attached| Total | Detached| Attached| Total Total %
$0-280 320 210 530 490 670 1,160 170 460 630 6.39
$280-420 980 580 1,560 1,540 1,720 3,260 560 1,140 1,700 17.09
$420-560 1,660 640 2,300 2,460 1,830 4,290 800 1,190 1,990 19.99
$560-710 2,180 400 2,580 3,200 1,200 4,400 1,020 800 1,820 18.29
$710-850 1,490 160 1,650 2,130 470 2,600 640 310 950 9.59
$850-990 990 90 1,080 1,470 260 1,730 480 170 650 6.59
$990-1130 650 50 700 990 120 1,110 340 70 410 4.19
$1130-1270 400 60 460 630 190 820 230 130 360 3.69
$1270-1410 380 20 400 590 40 630 210 20 230 2.39
$1410-1690 570 40 610 910 100 1,010 340 60 400 4.09
$1690-1980 330 130 460 510 400 910 180 270 450 4.59
$1980-2260 210 10 220 300 20 320 90 10 100 1.09
$2260-2540 170 - 170 240 20 260 70 20 90 0.99
$2540-2820 160 - 160 240 - 240 80 - 80 0.89
$2820-3180 70 - 70 80 - 80 10 - 10 0.19
$3180-3530 130 - 130 170 - 170 40 - 40 0.49
$3530+ 270 - 270 380 10 390 110 10 120 1.29
Total 11,000 2,400 13,400 16,300 7,100 23,400 5,400 4,700 10,000 100.09
Share % 82% 18% 100% 70% 30% 100% 54% 47% 101%

Source: ME Queenstown Housing Model 2017
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Refer to the main body of the report (and appendices for a full range of results by growth future and
dwelling preference scenajio

Plan Enabled Capaciyrban Environment

Having examinedemand for housing in QLD, the NPI3Cthen requires that capacity for housing is
identified. Different forms of capacity have been estimated using a #steli process, which brings
together spatial and neapatial datasetsThese forms include infill delopment (by standalone, duplex

and apartment dwelling typesthe latter collectively representing attached dwellings as discussed in the
modelling of demand above) and greenfield development. The primary focus of this first HDCA is a detailed
understandng of housing capacity in the urban environment. This therefore covers all operative and
proposedDistrict Pan zones that enable residential development as a permitted or controlled attivity

Low Density Residential (PDP)

Medium Density Residential (PD

High Density Residential (PDP)

High Density Residential Sztnes A and B (f@rativeDistrict PHan (ODB)
Arrowtown Residential Historic Managemé&uaine (PDP)

Large Lot Residential (including A and B in Wanaka) (PDP)
Queenstown, Wanaka and Arrowtown To@entres (PDP)

Town Centre Subone (applies to Queenstown only) (PDP)

Town Centre Transition Zones (applies to Arrowtown and Wanaka) (PDP)
Business Mixed Use Zones (PDP)

Local Shopping Centres (PDP)

Albert Town, Hawea and Luggate Townships (ODP)

Rural \&itor (applies to ArthurBoint only), (ODP)

Plan Change 50 (Queenstown) (ODP)

- =2 =/ = -4 -4 A4 A4 -4 A A4 a4 A A =

Specific structure plan precinttsvithin Special Zones Jacks P@RIDP) Remarkables Park,
Frankton Flats B, Northlak@uail RisePenrith Park, Meadow Park, Arrowtown So(gtea
within UGB), Quail Rise, Shotover Country, Three Parks (ODP)

14 Urban environment zones excluded foe ghurpose of the HDCA include Visitor AccommodatiorZ8nbs. It is acknowledged

that some residential activities are enabled in these zones but they have been treated as capacity wholly for comuoercial visi
accommodation and therefore captured in thB@A.

15 Precincts within Special Zones that have been excluded for the purpose of the BCDA include those focussed on residential,
landscape, open space, screening, protection and reserve activities and spedifigld maoeas.
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The approach taken to calculate plan enabled capacity in the urban environment can be summarised as
follows. GIS analysis undertaken by M.E first calculates the level of residentinbdvapléicity provided

for under the plans (in addition to the existing dwelling stock). It does this by applying the planning controls
to the existing dwelling configuration to identify the area available for infill or greenfield development and
the numberof dwellings able to be accommodated within these areas (by type). The GIS assessment
therefore identifies the area on each parcel that can potentially be subdivided under the plan, or that can
accommodate an additional dwelling (or dwellings) through Usedoprovisions.

The final outputs of this modelling identified the number of dwellings enabled on each property parcel
under the District Plan (plan enabled capacity). It also identified the section size of each dwelling and the
maximum size of the dwilg(s) by type (measured in square meters of gross floor area (GFA). To ensure
there was no overlap or double counting of capacity with the BDCA, estimates of residential development
in business zones were agreed with QLDC (that is, the number of {iglimbove ground floor storeys

that were likely to be occupied by residential apartments).

In total, theDistrict Pans'® enables capacity for a little over 27,000 further dwellings within the three UGBs
(Queenstown, Arrowtown and Wanaka) and a total pfaximately 27,650 additional dwellings within the

total defined urban environment (which includes Albert Town, Luggate and Hawea) (Figure 0.10). This
excludes redevelopment capacity and refers to subdivision/land use capacity where additional dwellings
are constructed around the existing dwelling stock without removing existing dwellings.

Approximately twehirds (67%) of the capacity enabled under the District Plans occurs within the
greenfield areas of urban expansion. Tierict Flans enable justver 18,200 dwellings within the UGB
greenfield areads, approximately twahirds (67%; 12,200 dwellings) of which are included within areas
where structure plans or subdivision plans exist (i.e. within Special ZoNes¥ly threequarters (72%;

13,110 dvellings) of these greenfield dwellings are enabled within the Queenstown UGB, with a further
28% (5,080 dwellings) within the Wanaka UGB (and only a further 20 dwellings within the Arrowtown UGB,
which is contained solely in the Arrowtown South Specia)Zon

TheDistrict Pans enable roughly 9,000 additional dwellings (i.e. additional to the existing dwelling stock)
through infill development (excluding redevelopment) within the existing urban areas within the UGBs and
a further 240 in the rest of the uan environment (such as Albert Town, Luggate and Hawea). This is shown
in pink column in Figure 0.E0d refers to an aggregation across all parcels of the maximum number of
additional dwellings enabled under tHastrict Plans as infill developmefit Overhalf (59%; 5,230
dwellings) of these dwellings are enabled within the Queenstown UGB, with a further 40% (3,490 dwellings)
within the Wanaka UGB, and the remaining 1% (110 dwellings) within the Arrowtown UGB. The capacity

16 Reference to District Plarincludes the relevant chapters in either the PDP or ODP.

17This also includes larger integrated developments within the existing urban edges where a structure plan exists.

18 These areas include Jacks Point, Remark&ads Hanley Downs, Homestedy, PC46, PC50 (which is included in the
greenfields section of the model given the presence of a structure plan and developer estimates on a large piecearfktord), Fr

Flats, Quail Rise, Shotover Country, Penrith Park, MeadowARamktown South, ThreBarks, The Heights, Riverside Township

and Northlake.

19Within the modelling, different numbers of dwellings are enabled on each site dependent upon the type of dwelling constructed

For example, a subdivided site may be able to accommodate four apaitientd dzi 2yt & W aidl yRIFIf2yS &
O2Y0AYlLGA2YQ NBTSNA (2 (GKS YIFLEAYdzZY O2Yo6AyliAzy 2F LXLYy Syl o
enabled dwellings on each site.
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in Arrowtown is predominantlyfifi capacity from the increased densities promoted in the proposed Low
Density Residential Zone.

Figure 0.10 also shows the total number of dwellings enabled undBrstiniet Flans within each dwelling
typology (yellow bars). Importantly, these numbars not additiveas some sites have more than one
dwelling typology enabled, with development of one type precluding development of another. In total, the
District Plans potentially enable over 5,000 additional standalone houses, over half (54%) oamehich
within the Queenstown UGB. It potentially enables a further 7,500 duplex dwellings, and potentially a
further 3,550 apartment dwellings. The Queenstown UGB contains higher shares of the enabled duplex
(61%) and apartment dwellings (83%) than its shastandalone houses, reflecting the relatively higher
density of development provided for within Queenstown.

Figure0.10- Plan Enabled Capacity (Dwellingsycluding Redevelopment

Plan Enabled Capacity - Excluding Redevelopment

30,000
27,650

25,000

20,000 18,340

15,000
10,000 8,570
5,000
I II 130 620
2 STy P —]

Queenstown UGB Wanaka UGB Arrowtown UGB Rest of Urban Env. Total Urban Env.

Infill - Max Standalone Infill - Max Duplex Infill - Max Apartments

Additional Dwellings

m Infill Max Combo. H Greenfields m Total Max Combo.

When taking into aantredevelopmenti.e. demolishing and rebuilding on sites where dwelling position
does not favour infill or where more intensive development could occur than through infill), the number of
plan enabled additional dwellings enabled undeDistrict Plans increases to a maximum of nearly 37,600
dwellings within the UGBSs or just under 38,400 dwellings across the total urban environment (where the
highest combination of either subdivision/land use or redevelopment options on each site is included). This
compares to 27,650 when redevelopment is excluded (Figure 0.11). When including redevelopment
options, around half of the additional plan enabled capacity occurs as infill development within the existing
urban area.
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Queenstown UGB contains a slightly higlstiare of the redevelopment capacity (relative to
subdivision/land use infill). In total, tidstrict Mans enable potential for a further 14,800 net additional
standalone dwellings, potential for 16,900 duplex dwellings and potential for 7,000 apaduvedlimgs
through redevelopment across the QLD urban environment.

Figure 0.1X Total Urban Plan Enabled Capacity (DwellmBgedevelopment Scenarios

Plan Enabled Capacity - Excluding vs Including Redevelopment

40,000 38,350
35,000

30,000 27,650

wv
)
£ 25,000
o
ES 19,760
+ 20,000 18,590 18,590
£ 16,890
<]
S 14,840
g 15,000
<C
; 9,060
10,000 :
7,710 7,010
5,260
5,000 3,570
Total Urban Env. Excluding Redevelopment Total Urban Env. Including Redevelopment
Infill - Max Standalone Infill - Max Duplex Infill - Max Apartments
m Infill Max Combo. H Greenfields mTotal Max Combo.

The difference between subdivision/land use and redevelopment infill capacity is largest for standalone
dwellings (an increase of 182%), relative to duplexes (119%) and apartments (96%) (Figure 0.11). This
reflects the low density of existing developmemtass much of the larger zones (e.g. low density
residential) which cater for the greater share of standalone houses, and the higher density now enabled
under the PDP. A lower ratio between redevelopment and subdivision/land use infill development for
apatments suggests that existing densities within the main apartment zone areas (e.g. high density
residential) are already higher on a relative basis where development patterns have been more intensive
to date.

Plan Enabled Capacgyrural Environment arttHAS

The residential capacity outside of the urbemvironment is complex.These areas are not presently
Y2RStff SR 06& a®9 6Fa |06020S0 odzi KIFI@S 6SSy Y2RStfS
rural environment is made up of rural andalliving and small townships and has varying levels of services,

but for the majority servicing is at the cost of the developer. These areas have an important role in the
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local economy as they complement the Queenstown and Wanaka Town Centres, supgbrt lo
communities and are areas where a high proportion of tourist activities are located.

Council estimates significant plan enabled residential capacity of at least 3,392 additional dwellings in the
rural environment. This excludes capacities associatédtiae Wakatipu Basin variation as residential
capacity in this area needs further investigation. The commercial feasibility of this plan enabled capacity
has not been assessed.

SHA in QLDprovide an opportunity to get more medium/high density residérdievelopments in
appropriate locations at a much quicker rate than via the &Dé conventional private plan change
process SHAs can potentially target specific markets @otdntially addresses both speculation and
affordability. The current Lead Rglin QLDrequires an affordable housing contribution of at least 10% of
the residential component of the development by developed market value or bgradees not involve
rezoning before development

In total eight special housing areas (SHASs) beer approved within the Wakatipu Basin. The majority of
SHAs have been approved outside of the urban environnaet, they havebeen serviced at the
developers costvith the exception of the following:

1 Arthurs Point SHA is partly located in the LowsigResidential and Rural Zones of the PDP;
1 Bridesdale SHA is partly zoned Low Density Residential, Rural Lifestyle and Rural in the PDP;

1 Business Mixed Use Zone (Gorge Roadwidtis the proposed Business Mixed Use Zone, but
also includes the formaNakatipu High School site and 133 Hallenstein Steagirely within
the urban environment) This SHA is to be serviced via existing Council services and is in line
with the densities that are being promoted as part of the PDP.

Net additionalhousingcapacity provided by thapprovedSHAs in the Wakatipu Basin (i.e. capacity over
and above any underlying plan enabled urban capacity to avoid double coimtalgulated abetween
715 dwellings (PDP) and 848 (QDP)

Development and Other Infrastruceur

Development infrastructure (or network infrastructure) capacity is a key factor in determining if
development capacity is feasible under the NP¥

58St 2LIYSy i Ay TFNI ai NHIOGafersBoéthe water RSy, AvgisBRated, fornii K S
water, and land transport networks (as defined in the Land Transport Management Act 2003, to the extent
GKFG Ad Aa O2y iNRBfttSR oé& 20t FdziK2NRAGASaA0 GKI G
NEFSNE (2 20K Shticd WirastfudtBeNduch adNJopsh 2space, social infrastructure,
telecommunications and energy. Local authorities are required to ensure (under Policy Al) that the
RSPSt2LIYSyd OFLI OAGE ARSYGATASR Ay (KAa (NBUBXND

| 26 SHSNE GKS d20KSNJ AYTNF adNHzOGdzZNB¢ ySOSaal NB (2
of effective and efficient urban environments, and together supports the achievement of social, economic,
and cultural wellbeing.

Infrastructue service levels for water and waste water are included as criteria for both Commercial Visitor
Accommodation and Industrial development in theltVCriteria AnalysigMCA)structure. The feasibility
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of roading infrastructure is captured indirectly thrbugriteria addressing traffic congestion and
accessibility to major roads.

The high growth rates that QLD is experiencing require massive commitments to new development
infrastructure andto the upgrading and consolidation of existing infrastructure. w Mg upgraded
infrastructure can take a long time to pJ&and and implement. Intensification of existing urban areas has
implications for the capacity, functioning and maintenance of existing networks; whereas areas of new
greenfield growth require carelf planning to ensure that infrastructure can be provided in an efficient
manner and with regard to impacts on already planned infrastructure anddangopportunities.

Infrastructure networks and growth need to be planned in an integrated manner igeraalinge of long
term benefits over a wider area thapecificdevelopment site. Integration of urban development and
infrastructure is central to the objectives of the NF3C, and importantly, is a requisite for the
development capacity identified this assessment under Policy Al.

Policy PA1 provides some scope for managing the risks associated with the oversupply of capacity by only
requiring infrastructure to be in place in the short term, to have funding identified in the méeliomand
to beincluded in the Infrastructure Strategy in the laagn.

QLDC planning and Infrastructure departments have worked closely together agatisfied that all
zoned landn the PDRan be serviced in the short, medium and lergn with development infistructure
Relevant considerations include:

i1 Throughout the PDP stage 1 hearings process it has been confirmed that the water supply and
wastewater network can accommodate the additional growth proposed through the notified
PDP. More specifically, thefexft of wastewater and water demand from the increased
RSyaArAiAasSa Ay GKS t5t KIFIa oSSy FraasSaaSR |3l A
both current day and future growth, 2025 and 2055. This assessment included consideration
to the currenty available capacity to cater for the expected level of intensification, as well as
any upgrades that may become necessary over time.

1 The key areas identified foesidentialgrowth are all within the Queenstown and Wanaka
WdzNB 'y SY@ANRBYYSYydiQs !D.X YR GKS &I GSNJ & dzL
therefore serviced, or planned to be serviced, with development infrastructure in the context
of Policy Al.

T A numberof key growthareas  NE GAGKAY W{LISOAIf %2ySaQ 2
Remarkables Park, Frankton FIBiNorthlakeand Three Parks. These special zones have
defined capacities and associated parameteievant tothe provision of servicing and
transport infrastructure. Private infrastructure within these zones, such as internal road
networks, provision of reservegpen space and service connections are the responsibility of
the developers.The Jacks Point Special Zone is serviced by a cdimbioBQLDC services and
private schemes.

1 The Queenstown and Wanaka Town Centres are currently projected to have capacity for growth
in the water supply, storm water and wastewater networks. Both wastewater networks have a
diminishing level of redundanay some critical assets and a programme of capital projects to
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improve the level of service in terms of redundancy is planned within the first five years of the
proposed LTP.

1 Council have imposed an area specific development contribution in Franktonafdats
Remarkables Park to fund the provision of stormwdteankton Flats area currently has
marginal water supplyapacity A project to develop a new water source adjoining the Shotover
River is underway and is planned to be supplying water to this geoedhin 2019.

1 South and East Wanaka have sufficient water supply and wastewater capacity in place for the
current zoning and growth rate. It is expected that this will be further improved by the
implementation of Master Plan projects that will come duthe Wanaka Masterplan process
that commences this year

1 Council are proposing significant investment in water quality projects throughout the 2018
2028 LTP in addition to localised water supply capacity issues identified. These water quality
projectsalso require significant network reconfiguration and in some cases these capacity and
quality projects are interelated.

1 A number of servicing constraints exist within the Albert Town, Luggate and Hawea Township
zones. Funding for all three locations haen allocated in the proposed 262828 Long Term
Plan and the work will take place in the next few years. As such, these issues should not be
significant enough to delay development to the zoned capacity.

1 In general, the QLDC adso satisfied thatother infrastructure required to support urban
development is likely to be availabldowever, QLDC is currently undertaking a number of
projects to better understand the demand and use of some of these facilities.

Commercially Feasible Capagityrban Enviroment

The capacity modelling approach described above focuses on establishing plan enabled capacity. That is,
the amount of theoretical capacity that arises by way ofistrict Plangoning and other provisions. This
volume of capacity may not trantdato actualdwellingsavailable to accommodate growth unless it is
GFSI &A 0t S RobiskestiRd@ad 6fiwBat ddpacity is feasible to develop in the short, medium and
longterm are required under the NREDC so that Council can more accurately uridedswhether the

PDP and ODP (where relevant) provisions are appropriate to accommodate future dwelling demand within
different locations across the District.

TheNP$ 5/ RSTAySa aFSlFLaAiotSée a Fttz2gpay

Feasible means that development is commercially yitddang into account the current likely
costs, revenue and yield of developing; and feasibility has a corresponding meaning.

Feasible means commercially viable for a developer to develop given current costs, revenues and yield. A
cost and revenudased aproach for residential development is relatively simple, in that the numbers of
development options for a residential developer are usually relativelysasadire the ownership options.

This means development feasibility can usually be determined awitimple residual value type
development model. This type of model starts with the anticipated final sale price and deducts all the costs
associated with developmegth y Of dzZRAy 3 | RS@St 2LISNRa YI NHAY® ¢ K
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regardless of the zoning.

M.E has developed a Commer¢iahsibility Model for QLDC that takes the results from the plan enabled
capacity modelling and estimates which areas are likely to be commercially feasible to develop, as well as
which areas of the existing dwelling stock are likely to be commercialiplde&s redevelop to
accommodate a greater number of dwellings (i.e. through demolition and rebuilding).

The Commercial Feasibility Model provides outputs at the parcel level which are then aggregated up to
totals for each local area and zone. It idergiftbe number of dwellings of each typology that are
commercially feasible to construct on each property parcel in the short, medium argdong

The model identifies the estimated sales price of each commercially feasible dwelling. As the model tests a
range of different dwelling types and sizes, there are often multiple dwellings, at different prices, which are
commercially feasible on each parcel. This price information is important in understanding the nature of
dwellings that are commercially feasilsind how they align with the demand. Price is a key aspect of the
demand profile for dwellings and therefore forms an important part of the sufficiency assessment of
feasible capacity (discussed further below).

The results below consider what portionpddin enabled capacity is profitable to develop, having already
determined that it will be serviced with (and not constrained by) the provision of development and other
infrastructure. Like plan enabled capacity, commercially feasible capacity doesinthaigevelopment

will take place; that is, growth or ugiake of this capacity cannot be inferred from these calculations.

It is estimated there isurrently (in 201%commercially feasible capacity for an additional 16,850 dwellings
within the QLD UGHJable 0.8) and commercially feasible capacity for an additional 17,100 dwellings
across the total urban environment when excluding the potential for redevelopment. Approximately half
of this capacity (51%; 8,700 dwellings) is estimated to be withinréemfield areas, with the bulk of the
greenfield capacity (6,000 dwellings) within the Queenstown UGB.

A further 8,100 dwelling options are estimated to be commercially feasible within the existing urban edge
through subdivision/land use infill developmewithin this, it is estimated there is currently capacity for
4,900 commercially feasible standalone houses, 6,000 duplex dwellings and 2,600 apartment dwellings.

Overall, approximately twthirds (65%; 10,900 dwellings) of the commercially feasiblactdspis
estimated to occur within the Queenstown U&Bhe share is higher (79%) for infill apartment dwellings
and lower for standalone houses (55%). A further 35% (5,800 dwellings) are estimated to be within the
Wanaka UGB, with the remaining 1% withi Arrowtown UGB.

Overall, this equates to 62% of the plan enabled capacity being commercially feasible in 2016. The share
within the existing infill areas is higher (92%), with greenfield areas estimated to be at 48%. The share of

201n the absence of timing information from déyeers, a conservative assumption was applied to the greenfield structure plan
areas. It was estimated that 30% of capacity in these areas is feasible currently, 45% in teensh{twt2019), 80% in the
mediumterm (to 2026) and 100% in the leteym (to 2046).
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capacity estimated to be commercially feasible is similar across all three UGBs. High dwelling sales prices

are the main driveof the high levels of commercial feasibility.

Table0.7 - 2016 Commercially Fabhke Capacity foAdditional Dwellings (Excl. Redevelopment)

AREA

Duplex

Apartment

AREA

Queenstown Urban Growth Boundary 2,670 3,820 2,030 4,900 5,990 10,890
Wanaka Urban Growth Boundary 2,130 2,040 540 3,110 2,730 5,840
Arrowtown Urban Growth Boundary 80 110 - 100 10 110
Total within Urban Growth Boundaries 4,880 5,970 2,570 8,120 8,730 16,850
Areas Outside Urban Growth Boundaridgs 180 190 20 230 - 230
TOTAL 8,730

Queenstown Urban Growth Boundary 97% 84% 699 949 469 599
Wanaka Urban Growth Boundary 95% 2% 929 899 549 689
Arrowtown Urban Growth Boundary 100% 100%- 919 509 859
Total within Urban Growth Boundaries 96% 80% 729 929 489 629
Areas Outside Urban Growth Boundarids 95% 86% 1009 969 0% 379
TOTAL 96% 80% 73% 929 479 629

Importantly, these figures identify the estimated total number of commercially feasible options, which is
an important part of the basis for understanding the supply from the planning parané&tery are an
aggregation of individual land parcels where dwellings are estimated to be commercially feasible to
constructc i.e. the total number of commercially feasible options available to the market. They do not
suggest that the market will, or ibla to, deliver all of the dwellings that are estimated to be commercially
feasible Monitoring by QLDC, together with future estimates of rates of change, will provide an indication
of the level of takaip of commercially feasible capacity by the mankiich is likely to be much lower

than the estimated commercially feasible capacity.

Whenredevelopments taken into account the number of commercially feasible dwellings within the UGBs
is estimated to be 24,200 dwellings. The number of dwellings witaimfill area (15,500 dwellings) is
approximately double the number of additional dwellings estimated under the subdivision/land use only
infill development scenario.

While still high, the share of plan enabled redevelopment capiadiyer for redevéopment capacity

than infill through subdivision/land use. It is estimated that approximatély @0the plan enabled
standalone houses are currently commercially feasible to construct. Slightly lower shares of the duplexes
(58%) and apartments (55%) arstimated to be feasible, reflecting the lower demand and higher
construction costs for higher density dwellings. Higher shares of the dwellings are commercially feasible
within the Queenstown UGB than within the Wanaka UGB, demonstrating the highempithteghe
Queenstown UGB.

When considering redevelopment, slightly higher shares of the capacity occur within the Queenstown UGB,
reflecting the higher prices and greater potential for redevelopment within Queenstown relative to other
areas of the distct.
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The Commercial Feasibility Modehs a time component which enables it to estimate the commercial
feasibility of capacity through time. Population and other demand growth will affect prices through time,
which affects the feasibility of different ddopments through time. This enables the model to reflect
typical trends within a growing urban economy where a greater range of locations and types of dwellings
become commercially feasible through time.

This next section provides a summary of the portibtotal urban plan enabled capacity that would be
feasible in the sho#term (by 2019), mediurterm (by 2026) and longerm (by 2046), based on projected

costs and prices over each period as opposed to current (2016) costs and prices discussed dbove. 201
commercial feasibility results are included as a comparator (Figure 0.11).

Again, these figures identify the estimated total number of commercially feasible options, which is an
important part of the basis for understanding the supply from the plannémgnpeters. They are an
aggregation of individual land parcels where dwellings are estimated to be commercially feasible to
construct¢ i.e. the total number of commercially feasible options available to the market. They do not
suggest that the market withy is able to, deliver all of the dwellings that are estimated to be commercially
feasible.

Total commercially feasible infill and greenfield dwellings in the urban environment (excluding
redevelopment) increases from 17,080 in 2016 to 19,440 in the-gtront(an increase of 2,360 dwellings),
24,240 in the mediurterm (an increase of 7,160 abo2816 estimates) and 27,540 in the lelegm (an

increase of 10,460 above 2016 estimates) (Figure 0.11). The main driver of the increase in feasibility is in
greenfield development, with infill development showing little change in feasibility over time.

In terms of the share of plan enabled capacity that is feasible in each time period, this increases from 62%
in 2016 to 70% in the sherérm, 88% in the mediusterm and 100% in the lorAgrm, due primarily to
the projected increase in sales prices retato costs.
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Figure0.11 ¢ Total Urban Commercially Feasible Capacity (Dweljig)evelopment Scenarios

Commercially Feasible Capacity - Excluding vs Including
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When redevelopment is included (the rigtand side of Figure 0.11), total commercially feasitfilkand
greenfield dwellings in the urban environment increases from 24,550 in 2016 to 27,390 in tHershort

(an increase of 2,840 dwellings), 33,260 in the medarm (an increase of 8,710 above 2016 estimates)
and 37,300 in the lonrterm (an increae of 12,750 above 2016 estimates) (Figure 0.11). The main driver
of the increase in feasibility is still in greenfield development, with infill development showing moderate
increases in feasibility over time compared to the scenario excluding redevalopme

In terms of the share of plan enabled capacity (including redevelopment) that is feasible in each time
period, this increases from 64% in 2016 to 71% in the ¢homn, 87% in the mediusterm and 97% in the
longterm, due primarily to the projecteddrease in sales prices relative to costs.

Price Distribution of Commercially Feasible Capacity

TheGommercialFeasibilityModel calculates the dwelling sales price(s) at which a dwelling is estimated to
be commercially feasible to construct on each parcel. It is important to understand the price distribution
of the feasible dwelling capacity as price is an important consioierit the sufficiency of capacity in
meeting demand under the NRIC.

As the model tests a range of different dwelling typologies and #izes,are often multiple dwellings, at
different prices, which are commercially feasible on each parcel. Ttwear®s have been developed
where the model selectsne commercially feasible option on each parcel to provide a total number of
feasible dwellings within each price band without double counting the number of feasible dwellings.
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The feasibility scenariasclude:

i.  The Maximum Profit Scenaridere the market is assumed to be driven the largest profit margin.
Here, the model selects, out of the commercially feasible options, the combination of dwelling size
and typology on each parcel that delivers the tgsigprofit margin.

ii. The Maximum Dwelling Scenaribere the market is assumed to be driven by providing the largest
number of dwellings on each parcel. Here, the model selects, out of the commercially feasible
options, the combination of dwelling size agygology on each parcel that delivers the greatest
number of dwellings.

ii. The Cheapest Dwelling Scenaribere the market is assumed to be driven by providing the
cheapest commercially feasible dwellings. Here, the model selects, out of the commercibly feas
options, the combination of dwelling size and typology on each parcel that has the cheapest
estimated sales price.

The scenarios provide a range of results within which to assess the sufficiency of capacity. The results below
relate to the combined GB areas within the urban environment (results for each UGB are contained in the
main body of the report). All sales prices are presented in $2016 values.

Figure 0.12 shows the price distribution of additional dwellings that are estimatedctorbatly (2016)
O2YYSNOAILfte FSFraAiaofS gAGKAY GKS RAAGNAROGQaAa ! D.
different numbers of dwellings given the differences in the range of potential dwelling options on each
property parcel. The maximum dwellingsrsario has the largest number of additional dwellings (24,000
dwellings), followed by the cheapest dwellings scenario (23,500 dwellings) and the maximum profit
scenario with the least dwellings (21,300 dwellings).

The price distribution under the cheapestelling scenario differs to the maximum profit and maximum
number of dwellings scenarios where it has a higher share of feasible dwellings within 4hrécenid
brackets. Nearly threquarters (72%) of the feasible dwellings within the cheapest pricerscé@ae an
estimated sales price less than $880,000.

Greater similarity in the price distribution exists between the maximum dwellings and maximum profit
scenarios. In each of these scenarios, onlyquaeter (24%) of the feasible dwellings have anredgd

sales price of less than $880,000. Aroun@é5% of the dwellings within these scenarios have an estimated
sales price within the mid to higher price brackets ($730,000 to $1.17m), and a cluster of dwelings (26
28%) within the higher price brackeit$1.31m to $1.75m. The maximum profit scenario has a slightly
higher share of dwellings within the higher price brackets than the maximum dwellings scenario.
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Figure0.12 ¢ 2016 Commercially Feasible Dwngs by Price Bracket within UGBS
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Figure 0.13 shows the price distribution of additional dwellings that are currently estimated to be
commercially feasible within trghortterm g A § KAy G KS RAAGNAOGQA ! D. & F2N
by 2019). Bfer to the main body of the report for medidiarm and longterm results. Each scenario

delivers different numbers of dwellings given the differences in the range of potential dwelling options on
each property parcel. The maximum dwellings scenario letatgest number of additional dwellings
(26,800 dwellings), followed by the cheapest dwellings scenario (26,100 dwellings) and the maximum profit
scenario with the least dwellings (23,700 dwellings). Overall the price distributions are estimated to shift

to be more expensive than the current situation to reflect a real increase in house prices.

The price distribution under the cheapest dwelling scenario differs to the maximum profit and maximum
number of dwellings scenarios where it has a higher shafeasfble dwellings within the mjafice
brackets. Approximately 70% of the feasible dwellings within the cheapest price scenario have an estimated
sales price less than $880,000.

Greater similarity in the price distribution exists between the maximumlidg®&land maximum profit
scenarios. In each of these scenarios, less thariting18%19%) of the feasible dwellings have an
estimated sales price of less than $880,000. Around 62 to 67% of the dwellings within these scenarios have
an estimated sales jge within the mid to higher price brackets ($730,000 to $1.17m), and a cluster of
dwellings (24926%) within the higher price brackets of $1.45m to $1.75m. The maximum profit scenario
has a slightly higher share of dwellings within the higher price lisatth&n the maximum dwellings
scenario in the shoiterm.
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Figure0.13 ¢ Shortterm Commercially Feasible Dwellings by Price Bracket within UGBs
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The current and projected model results shown aboveagerpinned by growth rate assumptions around
development costs and sales prices. Based on past trends, the model assumes that costs and sales prices
will increase through time. Construction costs have been assumed to increase by 1.0% per annum and
Appendxk 11 contains the sales price growth rates within the model.

The shortterm results contain the greatest reliability. Greater care is required over the medium to long
term as the property market is prone to price fluctuations through time. The overall results for the QLD
urban area are less sensitive to future asgtioms about price and cost changes given the high levels of
feasibility estimated to currently exist.

Sufficiency of Capacity

The results of the demand and feasible capacity assessments are brought together to provide a quantitative
comparison between #m to determine the sufficiency of capacity provided for in the QLD residential
enabled zones. The NPS / t 2f A0& ' m NXBIj dzA NB a at ahydnd timé theiieks2 N (
sufficient development capadityd CKFG YSIya h&feasiblelfd e next 30 Reardand 1 2 y
has been identified in the various plans and strategic documents over the next 30 years.

It is not appropriate to consider just the net increase in demand against the net increase in housing
capacity. This is becausendand for new dwellings is not limited to new households in an ecorigyny.
comparing total dwelling demand (existing and net new households) by value band with total dwelling
supply (existing estate plus new feasible capacity discussed in the sectiag)s tilgowormal churin the

market is broadly incorporated.
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The existing QLD dwelling estate will not remain unchanged into the future, and individual property values
will shift over time, within the context of the wide whalkestate shift. The modellingas taken this into
account.

The feasibility scenarios (discussed above) have provided a range of results, where the housing market is
assumed to be driven variouslygximum profippotential on all dwellings, or logaximising the number
of dwellingsvhich may be feasibly built, or by providing for dwellings ald¥west feasible cost

Each and all of these drivers are present in the residential construction sector, and it is not realistic to
assume that one will be dominant in every residential devedop decision, particularly when there are
many individual entities involved in residential construction, and their decrs&ing includes a range of
influences, including profitability but also taking into account the degree of competition, and the
oppoartunity to work profitably in specific market niches. This means that maximising profit at the district
level or industry level may result from not just developing the dwelling with the greatest margin but building
profitably in niches where there is dentbbut less competition from other providers, lower marketing and
sale costs, shorter time lags between completion and sale, and so on.

The consequence of this mix of drivers for a-métirmed supply sector is that the likely feasible supply
outcome wil be close to the average volume of supply across the three scenarios, rather than a single
supply outcome being representative. This means thaaveeageof the feasible capacity estimates is an
appropriate indicator (and is represented in the analysiew).

Last, the sufficiency assessment is based on current values in real terms. This means that for the estimates
of future feasible supply the dwelling value bands need to be deflated to reflect the value shifts in real
terms, rather than nominal tersnwhich progressively shifts the feasible dwelling estimates into higher
value bands. To make this adjustment, the value bands for the future feasible dwellings have been deflated
at a rate of 1.8% pa. This allows both for increases in real termsdgboigressively more dwellings into

0KS aFSkaAaof Sé¢ -ochté thal eaphkity from yhR exigtdgi houRihgamarket. Simply, this
allows the estimates to be expressed in real $2016 terms.

Sufficiency is assessed for three time periods Zi®, 20162026, and 2012046 ¢ and for Medium

and High growth scenarios. For brevity, only-kengn sufficiency is reported below. Importantly, the QLD
total analysis of sufficiency draws on total district dwelling demand but compares this feasible tapacity
the urban environmeng as this is the limit of modelled capacity by value band at this stage. Additional
capacity available in the rural environment, and net additional capacity created in approved SHAs (nhot
included in the modelling) are identifigdthe context of total district capacity but are not quantified. The
QLD urban environment analysis of sufficiency does compat®rikiee geographies for demand and
supply but is not summarised here (refer the main body of the report).

TotalDistrid¢ Sufficiency

At the high level, direct comparison of tothstrict projected demand with totalurban)feasible supply
indicates that, overall, there is plenty of capacity for the QLD market, into théelongThis is because

there is substantial capacityemisting urban greenfielateas, in the order of 12,200 dwellings. In addition,
there is substantial feasible capacity through urban redevelopment and infill, in excess of 22,000 dwellings
in the longe term. There isalsocapacity in the rural environment and within approved SHAs.
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This capacity exceeds the projected growttotal districtdwelling demand to 2046 &ll demand futures
(Low +7,800 dwelling®edium +11,600 dwelling$jigh +16,300 dwilngs,and QLDCRecommended
+13,300dwellings). For examplthe urban greenfieldapacity by itself is on#§;000 dwellinggewerthan
the total districtHigh growth future

Policy C1 of the NREDC states that local authorities shall provide an additionargin of feasible
development capacity over and above projected demand of at least 20% in the short and Htesdium
and 15% in the loagerm. It is not considered that a higher margin is more appropriate, but these margins
will be reviewed in futur€lDCA updates (Policy ()en taking account of the recommended margins on
top of demand (Low +9,000 dwellings, Medium 4Q0@3,dwellings, High +1380 dwellings, an@QLDC
Recommended 35,300 dwellings), there is still plenty of capacity for the QLD madrietthe longterm.

Total District Sufficiency by Value Band

Table 0.9 sets out the estimated demand and supply situation for total QLD by value bahohigteren

(as at 2046) in thmediumgrowth future. Refer to the main body of the report for serm and medium

term results for this growth future. Total feasible capacity by then is estimated at 54,100 dwellings
including the existing estate (17,600 dwellings), together with an estimated 12,200 greenfield (the long
term total) and 24,300 feasibthrough infill and redevelopment, another 36,500 in total.

Total dwelling demand for 2046 is project&d29,300, comprising4,000 resident households (up by
10,300 over the 30 years) and 5,300 dwellings for absentee owners (ug0y.1,

The overall apacity surplus would be 24,800 dwellings (+85% in total). However, this overall surplus
contains net shortfalls in the five lowest dwelling value bands (shaded in thg teplesenting2,460
dwellings in total mainly in the under $580,000 value baamis81% sufficiency in those bands.

Table0.8 ¢ TotalQLDLongterm Housing SufficiengyMedium Growth 2046

Total QLD : Medium Growth Future 2046
POTENTIAL CAPACITY DEMAND SUFFICIENCY with NPS MARGIN
Dwelling Value| QLD |Absentee/| Future QLD | Absentee/ Net Net
Band $000) | Residents| Holiday | Feasible S-L(:Jts:y Resident| Holiday DZ?;ZLd Suf;\ilceigncy Sufficiency Suh[\i‘:i:ency Sufficiency|
Estate Estate Supply Demand [ Demand % %

$Under $300k 280 - - 280 350 - 350 |- 70 80%4- 100 74%
$300k-$440k 850 110 270 1,230 1,500 120 1,620|- 390 76%4- 510 71%
$440k-$580k 1,790 210 320 2,320 3,170 260 3,430(- 1,110 68%4- 1,350 63%
$580k-$730k 2,330 700 1,550 4,580 4,260 930 5,190 (- 610 88%- 900 84%
$730k-$880k 2,210 710 1,740 4,660 3,970 970 4,940|- 280 94%- 520 90%
$880k-$1.02m 1,560 490 2,120 4,170 2,800 690 3,490 680 1199 500 1149
$1.02m-$1.17m 1,050 320 2,760 4,130 1,830 460 2,290 1,840 1809 1,730 1729
$1.17m-$1.31m 850 80 2,180 3,110 1,550 100 1,650 1,460 1889 1,370 1799
$1.31m-$1.45m 520 210 3,500 4,230 820 260 1,080 3,150 3929 3,100 3749
$1.45m-$1.75m 620 250 6,320 7,190 1,140 340 1,480 5,710 4869 5,640 4649
$1.75m-$2.05m 500 170 4,790 5,460 840 230 1,070 4,390 5109 4,340 4889
$2.05m-$2.35m 280 160 1,910 2,350 480 220 700 1,650 3369 1,620 3229
$2.35m-$2.65m 190 110 2,640 2,940 340 140 480 2,460 6139 2,440 5889
$2.65m-$2.95m 140 80 3,090 3,310 230 100 330 2,980 1003Y 2,960 9469
$2.95m-$3.3m 150 50 1,410 1,610 210 90 300 1,310 5379 1,300 5199
$3.3m-$3.65m 100 90 1,260 1,450 110 80 190 1,260 7639 1,250 7259
$3.65m+ 250 200 650 1,100 420 300 720 380 1539 360 1499
Total 13,700 3,900 36,500 54,100 24,000 5,300 29,300 24,800 1859 23,200 1759
Shortfall Bands 7,460 1,730 3,880 13,070 13,250 2,280 15,530|- 2,460 84%- 3,380 79%

Source: ME Queenstown Housing Model 2017
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Figure 0.14 shows the supply side and the demand side in each value band, as estimated @ae2ak 6.
demand still peaks in the $58@0,000 band, and the $73&80,000 band. The feasibility estimates indicate
considerable further capacity in these bands, although the indicated shortfall is across five lower bands.

Capacity in SHAs and the ruraVieonment is not included, and the base situation shows the average of
the dwelling feasibility scenarios. The indicated capacity for lower value dwellings in the SHAs would reduce
the indicated shortfall to a minor degree.

If allowance is made for losigrm growth to be 15% higher than projected, for the NE¥Cmargin, the
shortfall in the lower value bands would laeger, at-3,380 dwellings (79% sufficiency). Test#ficiency
would still be substantial, with potential supply exceeding demand bY@3I®ellings (rather than
24,800).

Figure0.14 ¢ TotalQLDLongterm Housindgsufficiency, Medium Growth 2046

Total QLD Housing Sufficiency : Medium Growth 2046
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Dwelling Value Band ($2016)

The estimated demand and supply situation for total QLD by value bandlamgiterm (as at D46) in

the highgrowth future is provided to show an upper range for sufficiency. Refer to the main body of the
report for shortterm and mediurterm results for the high growth future. Again, this compares total
district demand with urban housing capgcivith additional rural and SHA capacity considered (but not
guantified) in that context.

The overall longerm capacity surplus under the highowth future would be @200 dwellings (39 in

total). However, as previously, this overall surplus contains net shortfalls in the five lowest dwelling value
bands, representingt,930 dwellings in total mainly in the under $580,000 value bands 2n6dcufficiency

in those bands. As previouslypaaity in SHA blocks and the rural environment are not included, and the
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base situation shows the average of the dwelling feasibility scendrsindicated capacity for lower
value dwellings in the SHAs would reduce the indicated shortfall to a regreed

If allowance is made for losigrm growth to be 15% higher than projected aimcommodate the margin
required by the NRBDC the shortfall in the lower value bands would be larget6 4150 dwellings (68%
sufficiency). Total sufficiency wouldlidte very substantial, with potential supply exceeding demand by
18,000 dwellings (rather than 20,200)

Sufficiency Summary

The demand and capacity assessment in this HDCA shows a consistent pattern where QLD total housing
capacity is well in excess amand, for both urban QLD and the total District in the short, medium and
longterm. This includes allowance for the margins required by theUIRSand assessment under a
YSRAdzY FYR KAIK INRggGK 2dzif 221 06 KAOKAtahifiHgval, / 2 dzy
this satisfies Policy Al of the NBISC.

However, the base case analysis shows small and later medium scale shortfalls in the lowest dwelling value
bands. This is relevant to Policy Bla. The reason is clear, that there is considareind dgrowth
expected for these lower value bargigenerally under $580,0@0but limited supply currently and limited
additional feasible supply into the loterm.

A number of caveats must be stated. First, the capacity assessment does not incladditrotal SHA
capacity, which would be expected to focus at least some additional supply in the lower value bands. Nor
does it include the capacity in the rural environment, some of which falls within urban development
typologies as opposed to larger dif@le properties (i.e. in the small township zones like Kinloch, Glenorchy,
Kingston and Makarora). These are also expected to supply some capacity in the lower value bands.

Second, the base case supply assessment has been the average of the threscenpplys Max Profit,
Maximum Dwellings, Cheapest dwellings. The Cheapest dwellings scenario identifies housing which it is
feasible to build, so this scenario may be distinguished from supply options which include some subsidy or
a specified share o2lg @I f dzS Rg St f Ay3a 6adzOK Fa az2yvysS {11! &
KiwiBuild strategy to develop dwellings for $500,000 in areas outside Auckland).

To illustrate, Table 0.10 shows the difference in the Net Sufficiency estimates for thehigihfgture to

2046. The two columns on the left compare the outcomes for QLD urban, one showing the Average supply
outcome, the second column the outcome under the Cheapest dwellings scenario. A focus on lower cost
dwellings would reduce the net shortfayl nearly thredifths from-5,190 to-2,210, a difference of some

2,980 dwellingsA similar outcome is shown for QLD Total, again in the high growth future to 2046. The
focus on cheapest dwellings would reduce the shortfall by half, especially iritae low value bands.

Given the solid demand for lower value dwellings, and that the estimates show lower value dwellings which
are nevertheless feasible to build, there is scope for a substantial share of the potential shortfall in lower
dwelling bandso be addressed by the commercial housing market.
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Table0.9 ¢ Effects of Different Housing Supply Futureggh Growth 2046

) QLD Urban High QLD Total High
Dwelling Value

Band $000) | Average Cheapest Average Cheapest
Dwellings Dwellings

$Under $300k - 130|- 100 |- 120 |- 120
$300k-$440k - 440 |- 570 |- 650 |- 140
$440k-$580k - 1,590|- 1,540|- 1,660 |- 1,130
$580k-$730k - 1,660 160 |- 1,450 300
$730k-$880k - 1,370 1,190|- 1,050 1,340
$880k-$1.02m 90 4,190 140 3,980
$1.02m-$1.17m 1,530 5,910 1,480 5,570
$1.17m-$1.31m 1,390 4,670 1,220 4,310
$1.31m-$1.45m 3,020 2,370 2,980 2,230
$1.45m-$1.75m 5,670 3,140 5,500 2,820
$1.75m-$2.05m 4,330 1,840 4,210 1,640
$2.05m-$2.35m 1,640 250 1,530 130
$2.35m-$2.65m 2,490 70 2,360|- 30
$2.65m-$2.95m 2,980 80 2,930 50
$2.95m-$3.3m 1,300|- 10 1,250|- 70
$3.3m-$3.65m 1,230 80 1,230 90
$3.65m+ 500 |- 90 260 |- 350
Total 21,000 21,600 20,200 20,600
Shortfall Bands |- 5,190|- 2,210|- 4,930 |- 1,390

Source: ME Queenstown Housing Model 2017

Two further aspects are important. First, the apparent shortfall is limiteldetéower value bands, and

even in those bands the shortfall is relatively small in the short and me€iome. Second, the results are
sensitive to the estimates of both feasibility and market positioning of new dwellings, and uncertainty levels
increasewith the length of time for any projection. Table 0.11 compares the outcomes for urban QLD for
the short, medium and longrms (medium growth futude The increase in the indicated shortfall over
time, the variability according to assumed market positaomd the substantial indicated capacity in total

and across other dwelling value bands, all indicate considerable potential for market responses which to
reduce or eliminate the shortfalls in those lower value bands.
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Table0.10 ¢ Effects of Different Housing Supply Futw&sediumGrowth 2046

bwelling Value Average of Feasible Cheapest Dwellings
Band 2019 2026 2046 2019 2026 2046
$Under $300k |- 40 - 50 - 60 |- 40 - 40 - 60
$300k-$440k - 0 - 180 - 390 40 - 130 - 380
$440k-$580k 750 - 150 - 1,160 2,850 700 - 1,090
$580k-$730k 1,780 1,160 - 1,060 5,120 4,990 930
$730k-$880k 5,770 1,930 - 630 8,750 6,400 1,960
$880k-$1.02m 3,210 2,990 780 2,150 6,520 4,710
$1.02m-$1.17m 4,570 3,410 2,040 3,900 3,320 6,240
$1.17m-$1.31m 1,760 3,760 1,740 340 1,660 4,880
$1.31m-$1.45m 750 4,150 3,110 100 2,910 2,500
$1.45m-$1.75m 3,790 3,580 5,970 210 510 3,290
$1.75m-$2.05m 340 2,720 4,490 120 220 1,960
$2.05m-$2.35m 140 2,310 1,610 60 140 320
$2.35m-$2.65m 90 260 2,520 140 20 120
$2.65m-$2.95m 50 160 3,070 10 - 20 110
$2.95m-$3.3m 50 90 1,340 10 - 10 30
$3.3m-$3.65m 70 190 1,210 10 - 90
$3.65m+ 360 560 560 60 50 - 40
Total 23,400 26,900 25,100| 23,800 27,200 25,600
Shortfall Bands |- 130 - 380 - 3,300|- 40 - 170 - 1,530

Source: ME Queenstown Housing Model 2017

The third caveat is that no account has been taken of the potential for the KiwiBuild strategy to have some
representation in QLD. KiwiBuild aims to build 100,86€dable dwellings over 10 years, including 50,000
outside of Auckland. Assuming that some of the proposed dwellings would be directed to the South Island
and given that QLD is expected to account for a substantial share of total South Island growth
(approximately 1,00@0 2,500new homes), and the widely reported affordability challenges in QLD, then
there is potential for QLD to attract some share of the KiwiBuild programme. That would be expected to
have a significant effect on the lower value end of the market.

This shouldbe seen at this stage as a possibility, and no more. There is no detail yet on the structure or roll
out of KiwiBuild, and QLD may or may not be part of it.

Up-take of Feasible Capacity and Implication3 &al Dwellingufficiency

It is important not taconfuse feasible capacity with growdihe expected takap of feasible development
capacity is what determines actual development over a particular time period. Actual development is what
really matters.

The number of issued code of compliance certéea QLDhas increasedteadily in recent yearsin
2015, the Council only issu&d.3codeof compliances certificatdsr residential units (noting that multiple
residential units could be on one certificatihis increased t686in 2016 and’00in 2017. This indicates
a 36% increase in residential certificates issued over a three year @eribthis is likely to continue
increasing throughout 2018.
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Nonetheless, it is expected that rates of talgein QLD form only a small portion of the idesdifieasible

capacity, particularly within the infill areas, within any individual year. There is a large amount of feasible
capacity available across most locations in the District. AlImost all of projected urban housing demand could
be met within the greefeld areas, which typically have higher rates of 1gkes they are subject to less

market constraints. As such, a rate of capacity-tgksubstantially below the level of feasible capacity
GAGKAY v[5Q& SEAAGAY3 dzNbainyondromddl & A& dzyt A1 Ste (2

Discussions with stakeholders have confirmed that the QLDC needs to be cautious on the weight given to
infill capacity, noting there was a lot more certainty and less risk with the development of greenfield areas.
However, only a small steaof the feasible infill capacity identified would need to beaken within the

infill areas, together with greenfield development, to meet the projected defhand

The presence of a level of feasible capacity substantially above the projected denggstssingit growth

is not constrained by the Plan, but by other factors within the market that influence the rate -ofptake

any feasible development opportunities. Further supply of land or density provisions, where already
expansively available, arestiefore unlikely in and of themselves to increase the rate ofuake

Monitoring andRecommendations

In light of the pressures facing the QLD including increasing population and the competing demands on the
residential units such ascreased demand fronresidential visitor accommodationAifbnb and
BookaBachandmigrant workers, the QLDC will need to be vigilant in monitoring thakepof vacant

sites, due to the significant levels of capacity tied up in the Special Zones. Infill capacity and drownfiel
developments will also need to be monitored to understand the level of impact that this is having on overall
capacities and the typand value ofesidential accommodation that is being built. This is particularly
timely with the release of decisionw fStage 1 of the PO May 2018

Further work with the CODCeW ZealandTransportAgency (NZTAnd Qago RegionalCouncil (ORG¥
also required to further understand the interaction of the Cromwell and QLD housing markkthe
impact that increasing house pricasd demandsf the QLDs having on the Cromwell market.

Similarly, to other High Growth Councils the QLDC need to work on the further integration of the HDCA
(and BDCA) with the LTP and the InfrastrucBtrategy. All these reports / strategies will need to be
aligned so that the results inform each other. In particular, the HDCA has highlighted that further
integration with transport, cycling/walking and public transport planning is required. The QBC ha
worked with the various Council departments to agree on annual reporting periods and dates for the pulling
of data. The NPSDC has been a catalyst to encourage the increased collaboration between different
Council Departments.

The analysis of demanchd feasible plan enabled capacity in this HBRd#wsthat the Operative and
Proposed District Plans able to meet all the requirements under the NFISC in terms dbtal capacity

for growth

21 This does not suggest that greenfield development is preferable to infill development. Rather, it is referred to asoé source
capacity that has higher uptake rates reflecting the lesser constraint of other market factors affecting ratseeof up
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The UGBs effectively provide for growth in a range of lanatiand there isalsocapacity for growth in
localities across theural environment The PDihcreases thepportunitiesfor intensification through
infill developmentas well furthergreen field capacity all in the context of an outstanding natural
ernvironment. The provisioradsoprovide for a range of dwelling types and locations.

The analysis shows thalhe existing and future dwelling estats éxpected to meet the housing
requirements of the majority of the futurdistrict population. The analyis does however indicata

shortfall in lower value/affordable dwellingghis shortagdies predominantlywith properties of under
$SacnnInnny gKAOK O2AYyOARSaSraielyi K GKS D2OSNYyYSyGaoQ

QLD has relatively high property valges produd of its popularity as a holiday and investment location
and its relatively rapid growtlind a range of physicabnstraints on developmenihis combination of
features means that increasitige supply of dwellings in the lower value bands (e.g. unded,$60) will
take specific effort anihitiativesto make development of such dwellings feasiblether supply atoned
land orenabling greatedensityto address this likely shortage unlikely to increase the rate biliilding
within thislower part of the housingnarket on its own

Pricetargeted housing could @ovidedil K N2 dz3 K { LISOA L f | 2dzaAy 3 ! NBIF a
KiwiBuild Scheme. In addition, the Mayoral Housing Affordability Taskforce and the QLDC are investigating
other medanisms to increase the supply of affordable housing throughout the QLD, including Secure
Home and Long Term Rental products. The proposed visitor accommodation proyithenB®DRalso

aim toenable short term lettingf whole residential units and ridential flats for visitor accommodation

within particular residential zoneandto ensure sufficient capacifgr permanent accommodation and

long term rentings maintainedn otherresidential areasDevelopment of adffordable and Community
HousingChaptelisbeing investigated as part of Stage 3 of the PDP process.

The results of this HDCA highlight that zoning large areas of land for residential development will not
guarantee lower land and house pric€smplementngmechanisms like zoning andvéépment controls

in the District Plamvith restrictions of residential visitor accommodatiamd other interventionsvill be
important to help ensure a balanced future dwelling estatd an efficiently functioning development
market
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1 Introduction

The National Policy Statement on Urban Cap&ciNPSUDC) came into effect on 1
December 2016 and requires local authorities to ensure there is efidighsing and
business land to meet expected demands over-g€20 period.

Under the Resource Managentékct 1991 (RMARegionalPolicy Satements,RegionalPlans andDistrict
Plans must give effect to the objectives and policies of thelUNIRS This means that the results of this
assessment will inforrthe setting oftargets for housing and business land to be included in the District
Plan, and any zoning and provisions required to achieve them.

Queenstown Lakes District (QLDA IRSY GAFASR | & | &Krida the NPBIP@ an&is dzND |
subject to the fullsuite of provisions of the NREDC. Queenstown Lakes District Council (QLDC) must
complete a comprehensive assessment of demand and capacity Disthiet Plan for both housing and
business activities at least every three years, starting from 31 Decégibé

This report, prepared by Market Economics Limited (M.E) in collaboration with QLDC, delivers the first
Housing Development Capacity Assessment (HB®&siness Development Capacity Assessment (BDCA)
has also been undertaken and is detailed iseparate repoff. This report briefly touches on the
interaction between the two market§he two (housing and business) assessments should help local
authorities to quantify in broad terms how much development capacity is, or should be, provided in
resouce management plans and supported with development infrastructure, to enable the supply of
housing (and business) space that meets demand.

The HDCAprovides detailed analysis of the QhBusingmarket, including drivers and influences on
demand and supply\and the sufficiency of capacity provided within Digtrict Plans (both Proposed and
Operative) The QLD housing market is complex and a significant source of housing demand is generated
from migrant workers and visitors (who rent or purchase holidayels). The demand generated by these
sources has had to be built into QLDC populationdanelling projections.As a simple summary, the
approach taken in thassessment, and detailed in this report, is:

1 Demand Assessment (Sectiéhand 4. an assessmerdf demand for dwellings over
the shortterm 20162019, mediurderm 20192026 and longerm 20262046.

1 Capacity Assessment (SectioB):5n assessment of plan enabled (zoned) capacity for
housing over the shoterm, mediumterm and longerm.

22

http://www.mfe.govt.nz/sites/default/files/media/Towns%20and%20cities/National_Policy_Statement_on_Urban_Development
_Capacity_20ZXéinal.pdf

Bl 2dzaAy3 YR o0dzaiySaa fFyR OFLIOAGE Ydzald -BOK GadzFFTAOASyGe |
2 dHighgrowth urban ared A & RS T A YUDR. Quegnstivwk & ddfined as a high growth urban area due to having a
combined resident population and visitor population of over 30,000 peoplehamésident population is projected to grow by

more than D% between 2013 to 2023.

25 Business Development Capacity Assessment@QLienstown Lakes Distriexx 2018
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f Feasibilityassessment (Secti@d): (1 KS LIR2 NI A2y 2F K2dzaAiy3d Ol L

1 Sufficiency assessment (Sec#idrihe results of the demand and capacity assessments
are brought together to determine the sufficiency of capacity provided for in the QLD
District Plan zones.

TheHDCAesultscontained in thisreporgs At € 6S | 1 S@& LI NI toanformfutidzy OA f Q
planningand infrastructuredecisiors, in particulathe development of &uture Development Strategy

(FDS¥® which is also required under the NBBC by December 2018 he results will also inform the

setting of targets in the District Plan ame tProposed Regional Policy Statement for Otago to ensure that
sufficienthousingcapacity is provided in the medium (to 2026) and {@mm (to 2046). The HDCA will

also allow the QLDC to better understand the key drivers of demand and capacity md soutkiat they

are better placed to adapt to future changes, such as the significant population growth that has taken place
over the past 10 years.

ThisHDCAfocuses on the developmengapacityof the Queenstown and Wanaka urban environmé&nts
which have ach been defined and discussed furtiresection 1.2Areas outside the urban environment
have been included in triemandassessmentwvhich includes the District as a whdlet these areasave

not been modelled specifically in terms of capacitit is acknowledged that the responsive planning
policies of the NRBDC can be applied outside the boundaries of the udgnaironment howeverthis is
the second phase of the NRB®C implementatiothat follows from the results of this assessment and will
be considered in the FDS

QLDGlsorecognise that there is anecdotal evidence that drivers of demand in Queenstown and Wanaka
also affect the business and housing markets in other smaller nearby centres, particularly Cromwell, and in
areas that are locatl outside the urban environment. This assessment briefly discusses the
interrelationship of the Queenstown and Wanaka markets to Cromwell and the rural environment. QLDC
acknowledge that more collaboration will be required with the Central Otago D@&ricicil (CODC), in
particular investigating the demand and supplyhofisingland that services both Queenstown and

2 yE1FT FYR G2 6KFEG SEGSYd RSYFYR F2NJ LI NIGAOdzZ |
Cromwell. CODC is currently not dedéd as a medium or high growth urban area, and although the NPS
UDC still applies to the district, CODC is not currently required to prepare a BDCA or HDCA. Theeefore, the
was limitedj dzt YGAGF GABS RFEGF GKF G O2dzf RThis Bas beénieérhaik€dR F 2
as an area that requires further work and collaboration.

The NP&JDC seeks to achieve better integratammosdocal and regional markets through collaboration
across administrative boundari€3LDC has been working alongside@tago Regional Council (ORC) in
the development of this assessment and has involved them in all workshops.

26 The Future Development Strategy is detailed in Policies C12 to C14 of td®®RAd is required to demonstrate that there
will be sufficientfeasible development capacity in the medium and@mm and set out how the minimum targets under Policies
C5 and C9 will be met.

WP NBFY 9YPBANRBYYSYdDC Ad RSTAYSR Ay GKS bt {
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1.1 Purpose of the NFSDC

The NPSJDC requirecal authorities to ensurthat there is sufficient housing and business land to meet
expected demandsver the short (3 years), medium (10 years) and-termg (30 years)To do so, it
establishes a comprehensive staged assessment process to ensure local authorities gain a-more fine
grained understanding of the economic influences on capacity and demamder to better plan for
growth.Figure 1.1 illustratethe various stages and deliverables of the-NBPE. The HDCA and BDCA fall
within the Evidence portion of the NRI®C(as shown by the black box)

Figurel.1 ¢ Summary of NPSDCPolices, Stages and Deliverables

/" Initiate plan changes, N\ ( )
integrated and Undertake housing and
coordinated consenting business development
processes, and statutory capacity assessment
tools and other methods . : : (PB1-5)
under other legislation 3 ) Evidence % \ /
NG (PC4) / " NG PO S8 Robustly developed, s \
y comprehensive and _ Monitor market
> N < i frequently updated to indicators (PB6)
| Where there is insufficient inform planning R\ /
capacity — initiate a - Gecisions - ~
response within 12 Use price efficiency
L months (PC3) i indicators (PB7)
Land use, development and . <
infrastructure integrated with X
each other, and coordinated ‘ (" ; ;
: Apply margin of feasible
and aligned planning decisions development capacity
(PC1-2)
\. J

Set and incorporate
minimum development
capacity targets for housing
in plans (PC5-11)

Produce a future
development strategy
(PC12-14)

The NPRJDC identifies that urban environments are areas where population and economic activities are
in close proximityand that they are often growing at signifitlg higher rates than in rural or provincial
settings. This dynamism leads to unique and challenging conditions that require particular policy responses
to manage effects and ensure that growth is managed in a manner that is both efficient and ersdures th
communities continue to be able to provide for their social, cultural, environmental and economic
wellbeing.

To effectively plan for, and manage growth, it is important to understand particular influences on growth
within the urban environment, both pafation and economicLocal authorities can make well informed
decisions if they have access to consistent and robust estimates of economic growth. Understanding the

28 http://www.mfe.govt.nz/sites/default/files/media/Towns%20and%20cities/HNRE
UDC%20Evidence%20and%20Monitoring%20guide.pdf
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key driversor constraints orgrowth and the land use implications of change will aasi$torities when
assessing the effects of alternative policy optidnsaddition, greater understanding of the timeframe in
which housing land capacity is either developing, or is required over time, can better enable forward
infrastructure planning anfinancing and will also help inform decisions on resource consent applications.
To achieve this the NREDC requires regular monitoring of a range of relevant market indicators.

A key outcome of the NRIDC is the integration of land use and infrastruecfalanning. This recognises

that development is dependent on the availability of infrastructure, so decisions about infrastructure must

be made talign withthe shape, form and scale of the urban area. There are obvious bérmefitensuring
consistencyetween all of these processgmrticularly in terms of efficiencies, more predictable outcomes

and cost savings to the wider community. Accordingly, theNDRS requires (under Policy Al) that
development capacity considered in these assessments isr egtheviced with development
infrastructuré® or identified in a Long Term Plan (LTP) or Strategy. Local authorities must also be satisfied
OKFG W20KSNJ AYFNI &0 NHZOGdZNBEQ 060adzOK |a LI Nylaz aok
development angblace making is likely to be available. Development and other infrastructure are discussed

in section$.2.4and5.2.5

The Local Government Act (LGA) provides the framework and requirements for the operation and strategic
planning of local government3his includes the requirement for local governments to operate in
democratic and costffective ways and to provide good quality local infrastructure, both now and in the
future.

Under the LGA, local governments are required to predpgBAnnual Plans FA and 30 year Infrastructure
Strategy. The LTP sets the strategic direction and budget for future development of infrastructure, services
and assets, and also for the replacement and upgrade of existing infrastructuReopbsed District Plan

(PDR sés the zoning in the QLD, but is limited by infrastructure constraints, which are programmed in the
30year Infrastructure Strategy and LTP under the LGA. TeaB0nfrastructure Strategy relies on the
capacities stipulated in the PDP to better undamdt the servicing needs of the community. Thus
highlighting the strong links that are required between planning and infrastructure to ensure the strategic
and integrated management of urban growth.

1.2 Objectives and Policies

As aHigh gravthQurban area, QL is subject to the full suite of objectives and policies under theJOES
The objectives (detailed in Appendix 1) and policies are structured into four key themes, summarised
below:

1 Outcomes for planning decisiarihese provisions establish the requirement to ensure
sufficient housing and business capacity to meet dempravide for choices, and
urban environments that develop and change over time.

W5 SPSE 2LIYSyYy i Ay FNIF &G NUzO & defidddin theyNRBD@2 ( K SNJ A Y FNI & G NHzO G dzNB Q| ]
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1 Evidence and monitoring to support planning decisithese povisionsspecify the
reporting requirements, the need to monitor market indicators, and consider influences
on capacity such as rate of talqp and feasibility.

1 Responsive plannimgequires a response to be initiated if the evidence base suggests
there i insufficient development capacity, establishes the requirement for Councils to
LINBLJ NB | WCdzidzNB 5S8S@St2LIySyd {GNrGS3eQ
Regional andistrict Plans.

1 Coordinated planning evidence and decisiaking ¢ encourages dtaboration
betweenauthoritiesthat share jurisdiction over an urban area, and between regional
and local councils.

1.3 TheHousingDevelopment Capacity Assessm@iitCA)

The NP&JDC specifies the overall requirement for HiZCA, together with a range ofjigrements in the
Policie®®. Each Policy assessment needs a sound analyticalitechnical base and good supporting
information, and most need quantification to demonstrate compliance. There are manljrikégres and
inter-dependencies among the policies, igfh make it important to understand the NBBChoth
holistically, and as to the specific requirements for each Policy. The individual policies cannot be satisfied
if treated in isolation.

Figure 12 sets out the overall policy structure of the NBOS ad shows the relationship of each policy to
the overall requirement to produdgousingandBusinesgDevelopment Capacity Assessmentéi¢i?B1).

A key feature of the flow chart is that while there are significant ¢loss between Policies (these are
not shown in the figure to maintain some clarity), the main focus pbkdies from BlicyAl to C3 is on
the capacity assessments.

Subsequent to the completion of tHdDCA (andBDCA), Policies C4 to C11 are oriented to setting and
achieving Minimum Tgets for growth and capacityThese provide a statutory mechanism to require the
necessary quantum of capacity to meet the estimated demand over the short, medium aerong
Policies C12, Cl&aand C14 are geared toward the third of the major régpgpidocuments, th&DSThe
remainingPolicies D1 through D4 are to ensureardination among councils and between councils and
infrastructure providers.

Within this wide suite of policies, the major part of the technical analysis and monitoringusis@&alicies
Al through C3, which contribute most directly to HIRCA (andBDCA). These are addressed throughout
this report.

The two (housing and business) assessnweititselp local authorities to quantify in broad terms how much
development capacity is, or should be, provided in resource management plans and supported with
development infrastructure, to enable the supplyholusing(and busines} space that meets demand.
PRPfAOE .o NBIldzANBa (KFd GKAa FaaSaavySyid AyOf dzRS

30 http://www.mfe.govt.nz/publications/towngand-cities/nationalpolicystatementurbandevelopmenicapacityguide
evidence
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market and expected to be taken up over time. In addition, to account for a porfeasdile development
capacity that may not be developdtie catulation ofthe requiredtotal feasible capacity meet demand
needs to include margins over and above projected demand, to inform Policies C1 and C2.

The assessmenthould also includeaformation about the interactions between housing and business
activities, such as how these drive demand for each other in particular locations or industries; and whether
the location of activities provides for accessibility and the efficient use of land and infrastructure. Double

counting of capacity is to be avoided.

Figurel.2 ¢ Relationship of NPGDCPolicies with Capacity Assessments
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1.4 Approach Overview

¢CKAA |1 5/! LINBaSyidta AyF2NXYIFOGA2Yy G + t£S@St 2F RS
setting of minimum development capacity targets for housing, as required fuotiges Cx C11. It

explores the composition of demand and fedisy of capacity at a level of detail that informs zoning and
regulations (and infrastructure planning) affecting development typologies and location. It includes
information about different groups in the community to demonstrate who might be affectpthbging
regulations that constrain development capacity, and to what extent. This includes analysis on key
consumer groups such as renters, first home buyers, movers, investors and holiday home owners. This
information will help inform analysis requireshder Section 32 of the Resource Management Act
associated with any future changes to fistrict Plan.

This report does not attempt to predict demand in fine detail. The results should not be used as the basis
for providing precise amounts of capacityspecific locations. Rather, the assessment provides broad
brush information for planning that enables development of a range of dwelling types, price points and
locations (organised according to a set of scenarios).

Householdgrowth is a key driver of gelopment markets an@ important to understand in terms of
absolute scale, composition and timinghe HDCAocuses orresident householdyrowth and how it
translates intadwellingrequirements withirthe QLDurban environment.lt also addresses growth the

visitor market (tourism) as a portion of this demand directly translates into dwelling requirements (for
holiday homes and short stay accommodation in private dwellings). With this information, QLDC can make
more informed decisions that:

i1 provide sifficient capacity and choices for district households;

9 support thriving town centres, efficient transport, and management of the negative
effects of business activities and reverse sensitivity;

i1 enable constant spatial change to support growth and change.

These outcomewould catribute to effective and efficient urban environments that enable people and
communities and future generations to provide for their social, economic, cultural and environmental well
being. This information also supports informegestment and funding decisions.

The HDCA hahree main stages or components of analysis for both demand and supply. The broad
approach is presented in Figur&.1The following sections contain a narrative that addresses each stage
in detail.
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Figurel.3 ¢ HousingDevelopment Capacity Approach Overview
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1.4.1 Assessing Housing Demandlify BaandB2)

Housing demand is defined here in terms of the housing requirements of the resident population and visitor
populations ofQueenstown(or any city, district or region).

The main dimensions of housing demand are the occupancy (owned or rented) of dwellings by households
of each type, the numbers of dwellings required currently and at each point in time irfistube and

the nature of those dwelling requirements in terms of dwelling type and dwelling value (taking into account
the nature of households which require those dwellings).

Dwelling demand in turn directly affects demand for residential land, jusisatential land supply and
planning provisions in combination affect development capacity. The adequacy or sufficiency of dwelling
capacity can be broadly defined at the highest level in terms of the numbers of dwellings able to be
supplied, but also iterms of their type, value and location.

The requirement to consider housing demand in some detail is set out clearly-WDXIPSlicies, most
notably:

PA3: When making planning decisions that affect the way and the rate at which development capacity
is provided, decisiemakers shall provide for the social, economic, cultural and environmental
wellbeing of people and communities and future generations, whilst having particular regard to:
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a. Providing for choices that will meet the needs of people and ceittesuand future
generations for a range of dwelling types and locations, working environments and places to
locate businesses;

PB1: Local authorities shall, on at least a tyesrly basis, carry out a housing and business
development capacity assessmmtrat:

a. Estimates the demand for dwellings, including the demand for different types of dwellings,
locations and price points, and the supply of development capacity to meet that demand, in the
short, mediumandlord SNXY & T | yRX

PB2: The assessment ungelicy PB1 shall use information about demand including:

a. Demographic change using, as a starting point, the most recent Statistics New Zealand
population projections;

The demaneside assessment needs to consider housing requirements of the (curremraadted)
resident population, and the consequent numbers of households of each dgpeell aghe visitor
population staying in private dwellingdhese matters affect the numbers of dwellings required, the
dwelling typology, and dwelling price points.

¢tKS |adaSaayvySyild AyOfdzZRSa 020K NBAARSY(d LJ2LJdzt | GA2
dwellings and takes into account options ahdices that will meet the needs of people and communities

and future generations for a range of dwelling types and locatiatis\{R3a). These matters are in the
context of providing for the social, economic, cultural and environmental wellbeing ofe paog
communities and future generationso{iey A3).

1.4.2 Assessing Housing CapadityliCyBlandB3

Housing capacity is defined as the total stock of existing dwellings and the potential capacity for future
dwellings to accommodate demand from residemnisjtors (seeking accommodation in dwellings as
opposed to commercial visitor accommodatianyl workers. Future capacity is defined as dwellings that
are enabled by th®perative and Proposed Distriefars, serviced by infrastructure and drkely to be
commercially feasible to constrdtt

31 The NPUDCNB |j dzA NB & | auirdhefeadblig 0 62 B f & O& t . definesdedwibilitthftedns o K S NB
of the écurrent lilelye returns and costs

One interpretationis that capacity be assessed in terms of its feasibility at this moment in time, aexchales

from consideratiorany capacity that is likely to become feasible to deveioghe future (theterm & f A bénp & ¢

just acknowledg@mentthat estimatesof costs and returngevitably carry a degree of uncertainty).

Theotherinterpretation is that the NP8 DCdefinition explicitly acknowledges that feasibility will change over time

- asurbaneconomies grow, thealue of land increases because theale and range of potential uses increashbile

the value of improvements is tied to the time at which they were added when the economy was smaller. The
progressive increase in land value as a share of total value of @enyo together with the ageing of existing
improvements, means thathe feasibility ofdevelopment or redevelopment also progressively increasesuch

thati KS (ik8lgdyy NSFSNE (2 |y SELISOGSR Fdzi dz2NB OANDdzvya il yoSo
L Eurréntly feasiblé A & oineah tBat onky capacity which is feasible at this moment in time may be considered,

then it is necessary to justify the consequent assumptigdsy o NA STX GKI G G2RI&Qa SO02y
prices, land and improvement values, the age and comlitif improvements will remain unchanged throughout
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The capacity assessment needs to consider the location of capacity, as well as the type and price points of
different types of dwelling capacity. These are important characteristics of the dwelling capacity to meet
demand for different dwelling types in different locations and at different price points. The need for a
housing capacity assessment is set out in thelP&s above.

The level of commercially feasible capasiyviced by infrastructure is then comparedthe level of
demand to determine the sufficiency of capacity to accommodate demand from the current and future
population.

Plan Enabled Capacity

Understanding the level of capacity that is enabled unde©herative and Proposed Distrilars¢a LJX | Y
Syl 6f SR ¢ hnlidghp&tani fésé stage of any capacity assessment. Information on the development
options on each site is brought together with the site characteristics (including any existing dwellings) to
determine the options for theumber and types of dwellings that can occur on each site under the Plan

M.E have undertaken detailg8eographic Information Systei@1§ analysis to identify the capacity for

infill development, redevelopment and greenfield expansion acaosas withinthe urban growth
boundariegUGBsPf QLD The analysis identifies the number of additional residential dwellings that can
theoretically be constructed under each development scenario undéttRfor those areas considered

as part of Stage dnd 20of the PDP review) and the Operative District Plan (ODP) (for all othersaretas

as the majority of the Special ZopeEhe specific PDP and ODP provisions are discussed further in Section
2.3.2 below. A range of spatial parcel level datare brought togther within the GIS system to calculate
capacity.

Infill Development

GIS processes were used to identify whether sufficient land area exists within each property parcel to
subdivide a site to accommodate a new dwelbngo accommodate an additional duweg through the

land use provisions of the PIpd? ODP where relevantThe process takes account of the number and
position of any existing dwellings within each property parcel. It then applies any planning rules (such as
setbacks) to exclude specifieas within each parcel from development. A series of geometric techniques
were then applied to identify the largest and most appropriately shaped portion of each parcel that could
potentially be subdividedr accommodate further dwellings through land ysevisions and whether
driveway access is possible to the subdivided portion of the site. A final stage of the calculation adjusts the
distribution of land area within each parcel between the subdivided and residual sections of the site to
maintain adheence of existing dwellings to planning rules.

Redevelopment

the next 30 years and longer, and be unchanged duaipgriod when the district economy is expected to grow by
between 80% and 105%

The conceptual and practical difficulties of justifying such extreme assumptions suggest thmtidest to allow
F2N (Klkehdi SHNE &Sy 2ldbSng. Dtakdsk, Mk assessment limited to current feasibility can be
expected to underestimatehe capacity that will be feasible within the 30+ year time frame of the-NP6.
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site area, the developable area and the planning rules for different zones and dwyglblagies. The

model outputs the number of dwellings that can fit on each site, of each type, if any existing dwellings were
removed and the site redeveloped.

Greenfield expansion

Structure plan, zoning, and developer plan information was brought togedtieén the GIS system to
calculate the number of dwellings of each type that were enabled to locate within each greenfield area
under thePDP or ODFA combination of yields established within the Plan/structure plans, yields from
developer plans, and nmimum site size requirements were applied to each greenfield area to identify their
total capacity.

A further scenario was developed for thelpnodel given the higher densities enabled by the PDP in some
locations relative to the existing dwelling landscaphis more conservative scenario developed site sizes
based on the local market conditions at each location to reflect more likely development outcomes in
locations where new site sizes were considerably larger than those enabled under the PDP. These
alternative sizes were appli¢d both the infill and greenfield areas.

Commercially Feasible Capacity

The second stage of the assessmert O2 YYSNOA I f f & -FeStimdigs dhe Sommddrclall OA §
feasibility of constructing each of the different devel@mmoptions on each site enabled under the Plan.

The ResidentialCommercialFeasibilityCapacity Model calculates the number of plamabled dwellings

that are commercially feasible to construct at each point in time. It calculates the total cost of each
development option, then compares it to an estimated sales price. If the sales price exceeds theaosts
sufficient margin, then the development option is identified as commercially fed3ibiag this stage,
information on development costs is combined with careful analysis of the local market and geographic
conditions.

The model operates at a pardelvel and tests the commercial feasibility of the range of different
development configurations that are enabled on each site under the PDP. This includes infill development
through subdivision or additional dwellings through the land use provisionswip@cent of the site, and

the redevelopment of a site. Importantly, the model tests a range of different dwelling sizes within each
possible dwelling configuration (rather than averages) to reflect differences in the development types that
are suitable whin each location.

The residentialCommercial Feasibility Model shows the number of development options that are
commercially feasible on each property pame?016 and in the short, medium and |etegm.

1.5 Data Sources

This assessment draws on data digopby QLD@nd obtained from a number of different sources. The
key data sources are outlined in the following-sabtions.
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1.5.1 Base Parcel Data and Planning Information

A range of data sources were spatially integrated to undertake the capssitysment. Data supplied by
Council from the Rating Database (based on a 30 June 2017 Rating Database and parcel boundary extract)
on land use, building size, typology, value, and other Council datasets on building footprints, slope
topography, parcel bowdaries, development covenar{tshere known to QLB%, aerial photography and

building consents were combined within the Propoaed Operativéistrict Plan GIS layers to produce a

full spatial set of attributes tagged to each individual parcel. Plaimfiangnation includes the pard@lbase

zone, along with any stdones or overlays or designations that may affect capacity calculations. These
were correlated with the associated planning provisions, rules and site standards for development. Council
also sipplied information on structure planapproved resource consent plaaisd developer plans for
individual greenfield subdivisions which were incorporated within the analysis.

1.5.2 Population and Visitor Projections

Population and visitor projections are imgaot for the assessment dbusingdemand and are used as a
basis to estimate the likely demand fesident household dwellings and visitor accommodataguired
to service each.

This report relies predominantly on ti#NZMedium and High growth projections (based on the latest
December 2017 releaselowever, m August 2016 QLDC contracted Ratienamited to produce
population and visitor growth projections for the next 40 years (to 2058) tmiiselO YearTPR, 30 Yar
Infrastructure Strategy and other strategic planning wBik. consistency, this assessmmorporates
the results of these projectiorfdiscussed below) in the underlying demand modelling

Rationale ultilise a revised growth projectiberived from he publishedSNZprojections(at that time§?,
YR KIF@S NBO2VYYENYRER I NRUBRMEEBIYIsedTabeing a reasonable
projection of the likely rate of future growth which is not too conservative, nor too ambifibagesults

of the Recommended scenaree presented in Table 1.1 below.

32|t is noted that QLDC is not party to many of the covenants and does not collate records of theses that can be easlly searche
other than through site by site investigation of certificates of title; and whether or not a covenant is complied veithradis

a civil matter, and the ability to amend or remove encumbrances may change over time outside of any Council process.

By [ 5/ Q4 LINR 2SO0 A 2 y-gatiohaNfojectiona Bléased ii Decdmbter 20862013 base to 2043). M.E note that
the SNZ population projections relied on in this report (i.e. SNZ Medium and High) are more recent (December 2017).
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Tablel.1 - Queenstown Lakes DistriCouncil Recommenddbpulation and Visitor Projections

Actuals Projections
2001 2006 2013 2018 2023 2028 2033 2038 2053

Usually Resident Population

Wanaka Ward 4,850 7,350 9,500 12,491 15,007 16,650 18,236 19,736 21,085 22,509 23,933 25,357
Wakatipu Ward 12,990 16,770 20,230 25,557 29,651 32,627 35,551 38,330 41,082 43,846 46,610 49,374
District 17,840 24,120 29,730 38,048 44,658 49,277 53,787 58,066 62,167 66,355 70,543 74,731
Average Day Visitors

Wanaka Ward 4,333 5,391 5,746 7,945 9,443 10,129 10,656 11,105 11,482 11,809 12,094 12,325
Wakatipu Ward 10,358 12,258 12,236 16,915 19,760 21,360 22,942 24,444 25,876 27,229 28,506 29,729
District 14,691 17,649 17,982 24,861 29,203 31,488 33,598 35,549 37,358 39,037 40,600 42,055

Peak Day Visitors
Wanaka Ward 16,584 21,966 27,389 34,448 40,010 42,988 45,714 48,155 50,250 52,428 54,576 56,712
Wakatipu Ward 26,254 31,065 36,491 44,854 52,031 56,759 61,327 65,650 69,849 73,946 77,964 81,946
District 42,838 53,031 63,879 79,301 92,041 99,747 107,041 113,805 120,099 126,374 132,540 138,658
Source: Rationale Limited, QLDC (reproduced by M.E). Recommendd Growth Scenario. Wakatipu Ward incorporates Arrowtown Ward.

These population projections have been developedeshdinced by over the past 13 years and are a result
2F I RSGFAEfSR LINROS&aazr FIOG2NAYy3I Ay aAIYAFAOI Yy
and everchanging growth drivers. These projections are utilised QLD&.wide

TheQLD@Recommendd populationprojections show a distriatide usually residenpopulation growth
rate of 2.6% per annum to 2028 (representing a projected increfase, 230 people from a base of 38,050
in 2018to reach 49,280) By 2048, the population is projected tcaoh 66,360. By 2058, the district
population will have doubledl'he projections are anticipating that the Wanaka Watdyvailv at a slightly
higherannual averageate; 2.9% per annum increase to 2028, compared to the 2.5% incaessss the
WakatipuwWard.

Tourism is critical to the economic success of QLD. The ratio of visitors to residents is 34 visitors to one
resident, whereas the ratio in Auckland is one to one, and Christchurch is three toisita. gxowth
projections indicate that averaghay visitoracross the districare projected to increase by 57% by 2048.

This is an average increase of approximatelyii@rsper annum. As with projected population growth,
average day visitors are expected to grow a slightly faster rate in thaek&/&vard; 2.5% compared to

2.4% in the Wakatipu Ward over the next ten years.

The QLDCprojections highlight that QLD faces unique challenges in providing for a sizeable visitor
population that often (on peak days) exceeds the local resident populbtiarbusiness context, it also
indicates the business and employment sectors that are likely to face even stronger demand in future years.
In particular, the need for additional accommodation capacity, batimmercial and residential forms, and
tourism and recreation services to serve increasing visitor numbkrslso potentially highlights
complexities in providing for housing capacity (and supporting infrastructure) which may serve average day
visitors, but not meet the demands experienced on a peakwlaizh can be more than double average

day visitors).

TheQLDGrojections have a 2013 base year and provide projections igdareincrements as shown in
Table 1.1 above. The base year for this assessment is 2016, and the reason for this is idistestel
1.7 (Terminology). Thereforarfthe purpose of thédDCA, M.E has interpolated a 2016 figure from the

34 Due to longterm nature of growth projections and the broad range of influencing factors there is some uncertainty with the
findings. For thieeason, the QLDC updates these annually and the projections consider multiple scenarios to ensure the QLDC is
adapting to any change.

Page |56



QLDQprojections to aligrwith the adopted base year of the analyfis. between 2013 and 2018)
Similarly, a 2046 end year has been jmbéaited for the longerm horizon(between 2043 and 2048)

This allowed M.E to include tig.D(rojection alongside the SNZ projections indeenandmodelling.
Some comparative analysis between @ieDCRecommended growth projections (pertaining to dwelling
growth) is included in sectidhb.2. In orderto provide a range of possible growth outcomes, HIXCA

has focussedhe reporting of demandesults on the SNZ Medium and High growth projectionten
knowledge that theQLDProjection sits generally within this radgd his differs from the BDCA which
focusses on th@LD@Recommended growth projection, with SNZ Medium and High growth projections
provided for context and a wider range of potentialommes.

1.5.3 Visitor Accommodation Data

Together with §Zspatial data on employment and businesse3L.®@ommissioned repott on Aibnb

activity within the district was used to help estimate the share of visitor demand met through different
segments of th visitor accommodation market. Information on employment growth rates by detailed
AYRdzA G NB &S Oi@chondicC &zINEZNS 38 PO DRSOV T / 2dzy OAf Qa wl Ay
location, and MBIE and Tourism New Zealand core tourism datasets antigmejélaternational Visitor

Survey, Domestic Travel Survey, International Visitor Arrivals, Tourism Forecasts, Commercial
Accommodation Monitor and Tourism Satellite Account) were used to estimate current and future demand
for different types of visitoraommodation across the District.

1.5.4 Core Logic Data

Two customised datasets were obtained from Core Logic for use in the commercial feasibility calculations
and demand assessment. The first contained approximately 11,000 individual parcel level sales records
across the district from 2005 to 2017. Each property sale contained information on sale price, dwelling
type, size, land areage and location. The dataere analysed to establish estimated sales prices for
dwellings within the Commercial Feasibility Model. Current sales listings from New Zealand real estate
websites were used to further check and calibrate model outputs.

The secon@ore Logidataset contairad information on the value bands of dwellings for the total dwelling
stock in each location and for each dwelling type. The data was used witf@iEhélousing Demand
Model (2017)to identify the demand for different dwelling types within each value Hao each
household group. Understanding the demand for dwellings within different value bands is critical for the
assessment of sufficiency of the current and future dwelling stock in meeting demand.

1.5.5 Other Data

A number of other data sources were usethimidifferent parts of the assessment

1 Within the Commercial Feasibility Model, base construction costs were established
using the QV Cost Builder. This was combined with analysis of detailed parcel level

35 Detailed results specific to tlgl D@Projection will be made available to QLDC.
36 Measuring the scale and scope of Abbin Queenstowsbakes District, Infometrics. October 2017.
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information on (approximately 11,000) buildingnsents to establish the spatial
relativities in construction costs by location, size and dwelling types. Stakeholder
engagement with developers provided feedback and further refinement of these costs.

1 Published reports and data on longerm price growthrates were used within the
time component of the Commercial Feasibility Model.

1 Fine level spatial data on employment and businesd¥g B8siness Demographic
dataset) was used together with Rating Database information to assess the intersecting
areas of residential and nemsidential demand within key zones that enabled both
uses.

1.6 Stakeholder Engagement

The NPRJDC requires local authtieis to seek and use the input of particular local groups with relevant
expertise. This helps develop a highality evidence base. QLDC coordinated a stakeholder workshop to
inform the feasibility aspect of tHdDCA. This workshop, facilitated by M.E wall attended by a mix of
Wanaka and Wakatipu stakeholders from a range of sectors (land owners/developers, real egtatepand
home builderk. A representative from NZTA and the Property Council also atteAgeendix2 contains

a copy of the workstmpagenda and attendee list. Outcomes of the workshop are discussed further in
Appendixi1.

1.7 Terminology and Definitions

There are some key terms used in this report. Definitions are provided below:

1 Base year: the base year of this assessmdin igear eding Jun€016. This is driven
by the availability of demand side data, namely the SNZ popubatibrhousehold
estimates and projections. It is acknowledged that capacity estimates are based on a
year end Jun®017 snagshot. Bacicasting capacity to 2016 was not considered
appropriate due to the difficulty in validating this through site visits/ground truthing.
The slight difference in time periods, considered preferable to using a projected base
year for denand, will persist in future updates of the HDCA also.

Shortterm: up to three year2016 to 2019measured from the base year)
Mediumterm: 310 yearsZ019 to 2026measured from the base year)

Longterm: 1030 yearsZ026 to 2046measured from the &se year).

= = =2 =

Residential Land: land that is zoned for residential uses in urban environments.
Determined by the policies, rules and activity tables for each zone in the District Plan
(PDP or ODP where relevar@an include business zones where resideati@lities

are permitted, controlled or restricted discretionary.

1 Dwelling EstateThe current stock of (existing) dwellings in Qh€udes dwellings in
all locations, whether occupied or unoccupied.
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HousingDemandthe requirement for dwellings to aceonodate resident households
and nonresident households for holiday or investment purposes.

Resident Demand: demand arising from usually resident households. Can include rental
and owneroccupied dwellings.

Owner Occupie A dwelling that is occupied bgraeone who also owns the property
(either with or without a mortgage).

Rental Accommodatiorsn investment property that is leased to resident households
(tenants) for an agreed weekly or fortnightly cost. Applies to-temg rental (i.e. 3
months or moe).

Absentee Owners: Households/Entities that own residential property in QLD but who
normally reside elsewhere in New Zealand or overseas.

Holiday DwellingAdwelling owned by an absentee owner(s) and utilised by that owner
when visiting QLD. Theredsnsiderable overlap with Investment Dwellings, because
vi5Qa aiNRBy3 G2dz2NAaY NRtS YSIya GKFEG Yy
AK2NI 2NJ YSRAdzy adlke @GAaAG2NBRT FyR Al L
RogSttAy3IE FT2Mydad € SFaAd LI NI 2F &

Investment PropertyA dwelling owned by an owner from QLD or elsewhere in New
Zealand or overseas who does not usually occupy the dwelling. Investment dwellings
may be rented tdongterm tenants (part of the usually resident population) andfor

short stay visitors, with the investment component deriving from rental as well as
underlying capital gain (loss) from market trends.

Not Usually Occupied DwellimigR ¢ St t Ay3d gKAOK Aa y20 adzdz
resident household, as either S NJ 2 NJ i Syl yid ¢KSasS ' NBE LJ
GAYy@SaltyYSyiGé RegSttAy3Ias fGK2dAK Ylyeé Ay
tenants.

Unoccupied Dwellingrart of the Census night count which identifies dwellings which
are not occupied at thairhe. This information is drawn on as part of the estimation of
Not Usually Occupied dwellings.

Greenfield Capacityncludes capacity within the Special Zones, Structure Plan areas
and any other capacity that falls within the study area but is outsideeoéxisting
urban edgéut within the proposed UGBSome parcels within the existing urban edge
are included where they are large blocks of undeveloped land that would require a
portion of their area to be allocated to roads, reserves, etc.

Infill Capadcy: Infill development consists of both subdivision/land use consent

development around the existing building stock and redevelopment of the existing
building stock. The former includes the development of additional dwellings without
any demolition of exisxg dwellings (e.g. an additional dwelling situated on a back yard
area).



1 RedevelopmentThe redevelopment process occurs where existing dwellings are
demolished and the site is redeveloped, typically to a greater intensity.

i1 Plan Enabled CapaciBeferdo the capacity that is enabled within each parcel through
applying the provisions within th&®P or ODRt includes the application of zoning and
subzoning rules as well as any building standards (such as setbacks and access
requirements), and any spécioverlay rules.

1 Attached Dwelling: éters to all dwellings that are physically attached to at least one
other dwelling. The range of attached dwelling types include lower densiytomsy
units, duplexes, townhouses, up to higge apartment buildings.

1 StandaloneDwelling Refers to dwellingshat are not physically attached to another
dwelling. They are typically standalone houses. Houses with a granny flat that forms
part of the main house structure are included within this category.

1 Feasible: As defined by the NRIDC.Development that isanmercially viable to a
developer, considering the current likely costs, revenues and yield of developing.
Feasibility has a corresponding meaning. Note that feasibility assumes that the land is
enabled for development by the plan aisd or is plannedot be, supported by public
infrastructure.

Other terms used throughout this report draw on commonly used zoning termindldigyof acronyms
used throughout this repois contained at the end of the document

1.8 ReportOutline

Section 2 describes the geographic context of QLD and defines the urban environment which sets the scope
of detailed modelling of demand and capacity. The district is then discussed in terms of broad localities
and theresidentialzones are identified (it urban and rural).

Section 3 of the report providesialysis of the QLD housing markés Y I NJ SiG Q& & G NHzO( dzNB 3
resident households and from absentee ownarsl supply to provide for demand from owsgarcupiers,
tenants, and shorterm vsitors. ltcoversestimates ofotal future dwellingdemand to 2046

Section 4dentifiesa suite ofdetailedhousing demand growth futures for Qtd3ident householdsrhese
take into account the medium and high growth futures, and with particular referéo the changes
expected in household demograpéiyd potentiakchanges in dwelling preferences.

This is followed by section 5 which works through the modelling steps applied to estimate plan enabled
and commercially feasible dwelling capacity in tie@ts medium andongterm.

Section 6 presents the results of residential sufficiency. It also includes a discussion section, reviews market
and price efficiency indicators and discusses future monitoring requirements. Section 7 reflects on key
issues ad learnings for future updates. A series of appendices are included which contain more detailed
data and information described throughout the report.
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An Evaluation Index is included at the end of the document. This provided a checklist to M.E and Council
FYR Yl & |aairaid oAppdadixals) Lt Redifies $hdtefodzedtidng tat relate to each
evaluation criteria.
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2 Study Area

This sectiordiscusses the approach taken to define the QLD urban environment and
identifies the residential zon&gthin the urban environment and in the rest of the district.
It provides a description of key locations of residential zones (with zoning maps included).

2.1 Geographic context

The QLD has a land area of approximately 8,722km2 not counting the mainakéan@d_bke Hawea, Lake
Wanaka, Lake Wakatipu). The total area including lakes is roughly &,37g,mmoximately 97% of this
area is considered to be located within an Outstanding Natural Landscapeof@Nit3tanding Natural
Feature (ONF) the protection of which is matter of national importance under the RMA (Figure 2.1).

Figure2.1 ¢ Queenstown Lakes District Settlement Pattern
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Queenstown is the largest centre in Central Otago anonskebehind Dunedin within the Otago region.

The two key urban environments of the district are Queenstown and WaWékaaka is situated
approximately 50km north of Queenstown, but is connected to Queenstown via a 1 hour drive via the
Crown Range Road an 1 % hour drive via Cromwell.

Other smaller townships in the District include Arrowtown, Kingston, Glenorchy, Hawea, Cardrona,
Makarora and Luggate.

Cromwell is located approximately 60km east of Queenstowhapproximately 54km to the south of
Wanaka andis a30-45min commute to either Queenstown or Wanaka. At this distance Cromwell may
present a convenient alternative for some businesses, being located centrally to the two centres, less
constrained by mountainous terrain, and having comparativedgpdr land and rental prices. There is
anecdotal evidence to suggest that Cromwell is currently experiencing the spill over of demand from
Queenstown and Wanakaurther work and collaboration is required to take place with the CODC, ORC
and NZT Ao further understand this relationship

2.2 Urban Environments and the NBBC
2.2.1 Context

The NPSIDARSTAY S&a (62 02y0OSLIias bdNbBlYy SYy@ANRYYSyd al
and application. The NREDC applies tanydurban environmeritthat is exgcted to experience growth

tKS 202S00A0Sa FyR LRtAOASA I NB aiNUzO(GdzNBR | NP dzy
demand and provide sufficient development capacity (under Policy Al to A4) applies to land within that
urban environment.

A local authority must have part, or all, of either a medium ortigtvth durban area (as defined under
the NPSJDQG within their district/region, before Policies B1 to @vidence and monitoripgC1 to C4
(responsive planningand D1 to D4Coordin&ed planning evidence and decisiaaking apply, and a high
growth area in their district/region before Policies C5 to @iidimum targets and future development

strategy) apply.

Once triggeredsbeing a high or mediurgrowth & dzNJarea/within adistrict, the application of these

policies is not restricted to the boundaries of the urban area itself, and therefore cardispiywide.

This reflects for example, the scenario in which new greenfield land may be identified as a future growth
areay 2NRSNJ (2 LINRPGARS FTRRAGAZ2YIFE RS@GSt2LIVSyid OFL
SYGANRYYSY (¢ o

¢tKS v[5 A& O2YyaARSNBR | WKADK The NBRIDGtRereftrd Bppligs td NB | ¢
the district as a whole.

2.2.2 KeyUrban Environmentsn Queenstown Lakes District
G!' NBFY SYPANRYYSydUDCassi RSFAYSR Ay (KS bt

omeans an area of land containing, or intended to contain, a concentrated settlement of 10,000 people
or more and any associated business land, irrespective cdilieatity or statistical boundariés
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In Council's view, there are two 'urban environments' in the District that are made up of the following sub
areas:

Queenstown Urban Environmerfsunshine Bay, Queenstown Bay, Queenstown Hill, Frankton,
Frankton EastArthurs Point, Kelvin Heights, Lake Hayes South, Arrowtown, and Jacks Point
(includesJacks Point, Hanley Downs and Homestead &ay)

Wanaka Urban Environmedt: yI { = ! t 6 SNl ¢2¢y> [dz33aFGS FyR
In the Wakatipu Basin the pattern of urban settletisrdominated by large mountains, lakes and rivers
with significant landscape values, making it complex to apply th&JNESAIthough not a ‘concentrated
settlement’ in the phrase's ordinary dictionary meaning, the urban environment of Queenstowrpisdgrou
around and interrupted by these natural features. Council considers that the most practical approach to
the anomaly presented by how Queenstown has developed in its particular physical geography and
landscape, is to treat the collection of areas thagether function as a single urban environment as a
‘concentrated settlement' for the purposes of the NFISC definition of 'urban environment'. This includes
Arrowtown given its location within the Wakatipu Basin and that practically it functions asthéstsame
Queenstown ‘urban environment'. This urban environment falls within the extent of the Queenstown
Wakatipu and Arrowtown Wards (SNZ), which are collectively referred to as the Wakatipu Ward for this
report.

To a lesser extent compared to Que®wn, the pattern of urban settlement in the Upper Clutha Basin is

also dominated by large mountains, lakes and rivers, again making the application of-i2Q\NteShe
f20Ff 3IS23INI LIKESXI RAFFAOAALA G ¢ KS dzNiblughate fddEtibn ag 0 G K
part of Wanaka, and in the Council's view form part of the Wanaka urban environment. However, Makarora
does not function as part of Wanaka and is excludédgston and Glenorchy are similarly distant from

the Queenstown urban emeginment and are excluded on the same basis.

The above approach helps define the urban environment for the purpose dDBA (an®DCA) (Figure

2.2). The first principal for defining the urban environment was the land within the UGB defined in the
PDP. Zones outside these boundaries were then included on the basis of their economic and social
relationships with the UGB areas; whether they contained ulikardensities; their proximity to existing

urban areas; or levels of existing or planned servidingse zones include the namal zones in Hawea

(but excluding Hawea Flat), Luggate and also the Low Density Residential (LDR) zone adjacent to Lake Haye:

While demand modelling covers the total district and the urban environntenggographic scopd the
detailed modelling and analysis of residential capacity in QLD, identified in this report, is limited to this
urban environment.

hG§KSNJ FNBFa GKFG FNB 2dziaiRS 27 (inobelleddphidityofthisS y @A N
assessmenbut are reported on at a higlevelin section 2.4include the following:

91 Rural (includingVakatipu Basin Zone af@ibbston Character Zone) (PDP);

9 Rural Living zones (Rural Lifestyle and Rural Residential Zones) (PDP);

37 Capacity outside of the urban environment has not been modelled in any detail but is discussed at a high level.
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Figure2.2 ¢ QLD NPEDC Urban Environment Study Area
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1 Rural VisitorZones (Cardrona, Arcadia, Blanket Bay, Walter Peak, Ceci
Windermere) (ODP);

i1 Kingston and Glenorchy Township Zones (ODP);
1 Millbrook, Waterfall Park, Kingston Village and Mount Cardrona Special Zones (ODP);

1 Housingcapacities within the approvedoé&cial Housing Areas (SHAS): Bridesdale,
Queenstown Country CluArrowtown Retirement Villag&hotover Country, Business
Mixed Use Zone (Gorge Road) SHA

These are discussed further in sections 2.4 and 2.5. Council acknowledge that although not technically
FILEEtAY3 6AGKAY (GKS RSTFAYAGAZ2Y 2F aGdaNDBlIYy SY@ANRYY
in development ohousing capacity QLDClgso acknowledge that some of these areas in the future may

form part of the urban environment.

2.3 Residentiahreas in the Urban Environment

2.3.1 Regional Policy Statemdnt Otagoand Proposed Regional Policy
Statemenffor Otago

The Operative Regional Policyt&teent for Otago1998 (ORPS) focuses on the impact of developments

on natural resources, promoting sustainable land use and minimising the effects of development on water
and land. The promotion of sustainable management of the built environment arstrinftare, as well

as avoiding or mitigating against adverse effects on the natural and physical resources is incorporated into
Objectives 9.4.1, 9.4.2 and 9.4.3; as well as Policies 9.5.1 t0 9.5.5. Whilst, Objectives 11.4.1 and 11.4.2 seek
to manage riskfrom natural hazards identifying and then avoiding or mitigating the risks.

By comparison the Proposed Regional Policy Statement for Otago 2015 (PRPS) has a more directive
approach regarding integrating urban development and infrastructure, and mgnagsidential,
commercial and industrial growth in line with the requirements of theBIPS. The provisions of the PRPS
directplansto provide for sufficient urban land capacity dnchddresggood urban design. The PRPS also
seeks to avoid developmebeyondUGBgPolicy 4.5.2 of the Decision Version of the PRPS). The PRPS
decision was released in October 2016 and is currently under appeal. Accordingly, limited weight can be
provided to the Decisions Version of the PRPS.

What makes the Otago regissbmewhatunique amongthe regions is hat its main centres are
geographically dispersed. As a result, the management of urban growth has historically been reserved to
the respective local authority, due to the limited amount of historical cross bousdaeg.In this context

the provisions of both the PDP and ODP (where relevant) form the basik & RA & 0 NA OG Qa .
assessing anthanagingurban growth.

2.3.2 QLDC Proposed District Plan

The PDP review commenced in April 2014 and preceded thED@&sulting in some misalignment and
inaccuracy in the current assessment process. The review of the ODP is proceeding via a staged review
processand this has added complications with the timings of the IPS Stage 1 of the PDP was publicly
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notified on26 August 2015, and hearings were held from March 2016 to Septembéf. 2D4aisio
Stage 1 are anticipated in the first quarter of 2018.

{GFr3S m AyOfdzZRSR GKS KAIKSNI 2NRSNJ a0NFGS3IAO0 LINE
residential and town centre zones. These stage 1 chapters were based on the premise of promoting a
compact urban form, based aroundiGBsand enabling ONB | 8 SR Ay (iSyaArATAOlIGA2Y
existing urban zoneslew zones were creatddcludingthe Medium Density Residential (MDEarge Lot
Residentiahnd the Business Mixed Use (BMU) zpnath the latter providing foa mix of business and
reddential activie® ! RRAGA2ylfféx adlF3S m AyOfdzZRSR |  aiAi3
significant numbers of rezoning requests throughout the district.

The new or amended provisions of stage 1 had the effect of increasing plan enabled capacity and are
therefore relevant to thiHDCA. Additional dwelling capacity within tHéGBis enabled by the PDP
through:

1 High Density Residential Zone: Maximum buildieght increased from 2 to-8
ali2NBeQa Ay vdsSSSyalizey I yRelakBOSaairzy Ay

1 Medium Density Residential Zone: New residential zone proposed that increases
residential densities. 3 of the zoned areas are brownfield and 2 are gtdenfi

1 Low Density Residential Zone: Significant areas in Wanaka have been proposed to be
rel 2y SR FNBY wdzaN} £ FyR  a3SyidftS RSyairie:s
by enabling a second dwelling on sections less than®00m

i Large Lot Residentidlew zone that allows increased residential densities as a buffer
zone between higher density residential areas and rural areas. This zone is located in
Wanaka only; and

1 Business Mixed Use Zone (Gorge Road, Queenstown & Anderson Heights, Wanaka):
New zonghat promotes residential development and building heights have increased
TNRBY o (2 ¢ ad2NBeQao

It is acknowledged that a number of changes were madedahapter provisions by council officers
following the completion of hearings which may furtherréase capacities. However, due to the
uncertainty over the outcome of final decisions, this assessment usestified PDP zones and provisions

only and cannot consider any capacity which may be added as a result of right of reply chapters or rezoning
submissions.These will be captured in future updates of Hi2CAand any differences reported on

Stage 2 of the PDP was publicly notified on 23 November 2017, and hearings are anticipated to take place
June to September 2018. Decisions on stage 2 aretéal¢p be released in the first quarter of 2019.

Stage 2 included the chapters on Transport, Earthworks, Signs, Visitor Accommodation, Wakatipu Basin
Landuse and Open Space and Recreation. The new or amended provisions of stage 2 that are applicable
to this assessment promote a generally a more restrictive apprimaotsidential forms ofhortterm

visitor accommodation within the Low and Medium Residential Zones, the Arrowtown Residential Historic

38 Ski Area Sub Zones, Upper Clutha Area and the Queenstown Area (excludinigatimi\Basin)
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Management Zone and the Large Lot Residedtak Specific attention has given in the draft
accommodation provisions to addressing the use of residential dwellings/units for short term visitor
accommodation activities, particularly, adverse effects on residential housing supply and affordability. T
type of activity involves the short term letting of residential dwellings or units to visitors primarily through
the use of online rental platforms such as Airbnb and BookaBaless restrictive approach is proposed

for the High Density Residentne andvithin the Visitor Accommodation Sutones.

In terms of car parking, the proposed Transport Chapter promotes a reduction ofcangigekingn most

of the High and Medium Density Residential and Business Mix Use Zones, and greaterdigriititing

public transport and their associated facilities. Again, this assessment usedified PDP2015zones

and provisions only of stage 2 as it relatesh®visitor accommodatiossub zones only, as these were
easier to incorporate into the oadellingat such a late stagdt was assumed for the purpose of the BDCA

and HDCA that any vacant pieces of land in the visitor accommodation subzone would be utilised for visitor
accommodation purposes. This assumption was based on a review oftialy) eldselopment in the
subzones, which were mainly visitor accommodatiohe less restrictive commercial visitor
accommaodation in the High Density Residential Zone have not been able to be incorporated at such a late
stageof the modelling, due to timigs.This will need to be taken into consideration when interpreting the
resultsand future iterations of the HDCA.

All other lands subject to theODPprovisions This includes zones that have not yet been reviewed and
notified (i.e. Township Zones, Riuvasitor Zones and Special Zones (excluding Jacks Point), land that has
been withdrawn from the District Plan review (i.e. the land subject to Plan CH&hg€sankton Flats B,

34 ¢ Remarkables Park, 41Shotover Country, 4§ Northlake,46 - Ballantyre RoadMixed Use 50 -
Queenstown Town Centre extensiéi ¢ Peninsula Bay North a@ ¢ Mount Cardrona StationThese

zones aresubject to theODP at this point in time, and therefore the HDCA has been based on the plan
enabled capacity of the ODP pigions. Some of these zones are scheduled to be reviewed in 2019 and
will be informed by the results of this assessménparticular, the Community and Affordable Housing
Chapter will be considered as part of Stage 3 of the PDP review.

2.3.3 ResidentiaEnabléel Zones

The residential areas in the district that have been considered in this HDCA include the following zones of
both the PDP (Stage 1 and&s notified and ODP (where not reviewed in stage 1 ,0a2discussed
above®. They are collectively refeRe (i 2residential8 y I 6 f S Ras theyyc@rpsse a mix of
residential and business zones where residential actigibcluding dwelling based visitor
accommodatioff) is a permitted or controlled activity

1 Low Density Residential (PDP)

39Urban environment zones excluded for the purpose of the HDCA include Visitor AccommodafioneSuBs discussed above,
it is acknowledged that some residential activities are enabled in these zones but they have been treated awlcalhaddy
commercial visitor accommodation and therefore captured in the BDCA.

40 Commercial visitor accommodation (i.e. motels, hotels, back packers etc) is captured in the BDCA.

41 For the purpose of the HDCA and BDCA, any capacity in the Visitor Adebiom8ukZones has been assumed to comprise
wholly of commercial visitor accommodation (i.e. no residential dwellings growth is allowed for). This is captureddA dreBD
excluded from the HDCA to avoid any double counting.
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Medium DensityResidential (PDP)

High Density Residential (PDP)

High Density Residential Sztnes A and B5orge Road Area on({)DP)
Arrowtown Residential Historic Managemé&uane (PDP)

Large Lot Residential (including A and B in Wanaka) (PDP)
Queenstown, Wanaka andréwtown Town Centres (PDP)

Town Centre Subone (applies to Queenstown only) (PDP)

Town Centre Transition Zones (applies to Arrowtown and Wanaka) (PDP)
Business Mixed Use Zones (PDP)

Local Shopping Centres (PDP)

Albert Town, Hawea and Luggate Townshi)O

Rural Visitor (applies to ArthuPeint only), (ODP)

Plan Change 50 (Queenstown) (ODP)

= = =4 =4 =4 =4 =4 -4 -4 -4 4 -4 - =9

Specific structure plan precinétsvithin Special Zones Jacks P@#iDP) Remarkables
Park, Frankton Flats B, NorthlaRenrith Park, Meadow Park, Arrowtown Saaitea
within UGB)Quail Rise&shotover Country, Three Parks (ODP)

The local context and extent of these zones within the specified areas are discussed in detdi iselow.
noted that although some of these zones applied in this assessment apply thed@BPns, some of
these zones remain up to date and are not intended to be significantly reviewed under th@H®P.
includes foexample, PC50own Centre Extension

Queenstown and Surrounds

There are a number of selential areas within the Queensto and surrounding locality. They can be
broadly grouped into Queenstown Town Centre and surrounds; FraaaktoRemarkables Park; Five Mile
Frankton Flatand Quail RiséShotover Country and Lake Hayes, Kelvin Heights and Jacksé&laoiihg
Jacks Haot, Hanley Downs and Homestead Bay) Arthurs Point. Each of these are broadly described
below and are shown in Figure 2.3 with more detailed maps providgzbendix3.

Queenstown Town Centre and Surrounds

The Queenstown Town Centre is the his@rcore of commercial and retail activities within the Wakatipu
Basin. To date only limited amounts of residential activity are located in the town centre. Much of the CBD
area is contained within the Queenstown Town Centre Zone andoBebHigh DensitResidential zoned

42 Precincts within Spad Zones that have been excluded for the purpose of the BCDA include those focussed on residential,
landscape, open space, screening, protection and reserve activities and spedifigld maoeas.
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land boarders the town centre to the north, east and west. This area affords residents and vi
focus for community life, visitor accommodation, retail, entertainment, business and administrative
services, and offers the greest variety of activities. Recent high levels of economic growth and

exponential increases in visitor arrivals to the district make the Queenstown Town Centre a dynamic and

vibrant location.
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Plan Change 50 significantly expanded that area covered by the Queenstown Town CenfiteéiZ
may potentially provide for a mix of residential, visitor accommodation and tourism facilities, including a
possible convention centre and hot pools cagmpApproximately 12.4 ha of land previously zoned High
Density Residential located to the immediate north of the previous zone boundary was considered as part
of Plan Change 5Dand is now added to the Queenstown Town Centre Zohee QLDC maintains
ownership of the majority of the PC50 area.

Within walking distance from the Queenstown Town Centre is the proposed BMdfzbeePDP. This
FNBF A& T2ySR | & Yandizurkeyitl$ dcaommodiateR & Mix df Kght industtial and
retail/office activities. Howevethis area is evident as being in transition as many uses over time have
relocated toGlenda Drive dfrankton Flats. Given the proximity of this land to the Town Centre, it has been
earmarked for urban regeneration through accommougat mix of high density residential and business

I OGADBAGASA D CKAA T2yS LINRPY2GSa KSAIKGaA dzJ G2 c
promoted in the ODP. The PBRIU Zone encourages a mix of uses within this zone but require
retail/commercial spaces to be on the ground floor fronting Gorge Road. The Wakatipu High School was
also located within this zone but has relocated to its new premises at Remarkables Park, leaving a large
parcelin this zonewith significant redevelopent potential. An SHA has also been established over this
proposedzone.

Part of the Gorge Roadrea is located in the High Density Zone of the ODP. Thisudnjeat to natural
hazards and geotechnical constraints; and these igegesre further analgis and is being considered as
part of Stage 3 of the District Plan review

Fernhill is a substantial residential suburb located to the seagtof the Queenstown Town Centre. It is
predominately comprised of land zoned Low Density Residential butoalsins smaller pockets of High
Density Residential land located closer to the Queenstown Town Centre and Lake WBledtipuvithin
convenient location to the Town Centre, with high amenity lake views, Fernhill is a popular location for
visitor accommdation, long term rental accommodation, as well as short term migrant worker
accommodationTwoWisitor Accommodation Stdonesare located within Fernhill, overlaying latged
parcelsof the Low Density Residential zombese sub zones are primaiiljended to support large scale
commercial hotels on large sites, and in these areas visitor accommodgtiopased to be a restricted
discretionaryactivity. There are large areas of vacant land that have been included as part of the BDCA.

Queenstown Hl is located immediately north and east of the Queenstown Town Centre. Much of this area

is zoned High Density Residential. The Low Density Residential Zone occupies those remaining parts of
Queenstown Hill at higher elevations. Two large Visitor Accoliaiina SukZones are located within the
Queenstown Hill are®ueenstown Hill also provides high amenity with many sites having lake views.

Goldfield Heights comprises much of the land located between Queenstown and Frankton. Properties
located above Framon Road are zoned Low Density Residential. A number of large scale residential
AdZ0 RAGAAA2YAE KE@S G118y LEFOS Ay GKAA I NBF &aAyOS
the time of writing this report. Two large Visitor AccommodatidnZnes are located within the Goldfield

Heights Low Density Residential Zone, part of which remains vacant. Properties located below Frankton

43 Decision No. [2016] NZEnvC99
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Road (i.e. lakefront properties) are zoned High Density Residential and currently contain a mix
apartmentsand larger scale commercial visitor accommodation activities.

FranktonandRemarkables Park

Frankton and Remarkables Park are located approximately 14 km to the east of the Queenstown Town
Centre. It is an area of significant land use diversitytaining commercial, retail and residential uses, all
within close proximity to each other.

The Frankton area is located on the easternmost shore of Frankton Arm to the west of Kawarau Road. It is
predominantly zoned Low Density Residential and awhitailarge number of dwellings. A number of
designated parks and reserves area also present in the area. A small area zoned Local Shopping Centre
with the purpose of serving surrounding residents with convenience goods*sisrested at the BP
roundabout where Frankton Road, the Franktdradies Mile Highway and Kawarau Road converge. This
particular road juncture is a major arterial route which has seen substantial road improvements in recent
months.

The Remarkables Pa8pecial Zone aims to provide a comprehensively managed and integrated high
density development containing opportunities for a range of supporting and complementary activities.
These include open space, residential, conference facilities, visitor accotitmpttansport, health,
educational, recreational and commercial facilffieRetail and commercial outlets within the zone range
from smaller scale niche operators to big box type retailing. The main residential use of this area is
concentrated to thesuth towards the Kawarau River and is also earmarked as a key area for the supply of
high density type residential developmdot Queenstown

Five Mile Frankton Flatand Quail Rise

Five Mile and Frankton Flats are located approximately 7.8 km tasheféhe Queenstown Town Centre.
This wider area is highly accessible due to its proximity to the Frankiadies Mile Highway and the
recent construction of Hawthorne Drive, being a main diversion corridor for vehicle traffic moving between
the Arrowbwn/Lake Hayes/Shotover Country areas to Frankton and Jacks Point, and vice versa.

Hawthorne Drive has also enabled greater through movement between Five Mile/Frankton Flats to
Remarkables Park and Frankton commercial areas; and has improved the ifice$sie surrounding

NEIFIR ySUg2N]l ® ¢23SGKSN) 6GKAE ARSNI WCNI y1d2yQ | NE
08 NRBIFR YR IANE YR F2NJ 0KS YlI22NAGe 2F GKS RA
Shotover Coumny and Lake Hayes.

The Five Mile and Frankton Flats areas fall within the Frankton Flats and Frankton Flat B Special Zones undel
the ODP. The purpose of the Frankton Flats Zone is to enable development of a new shopping centre,
which also incorporates gprtunities for retailing, office, educational, visitor and residential
accommodation and leisure activities The Frankton Flats B Zone has the potential to accommodate a
broad range of activities including residential, education, industrial, commardatetail. High density

44 Chapter 10, Town CentreQueenstown Lakes District Council Operative District Plan 2016
45 Chapter 12, Remarkables Park Zone Rules, Queenstown Lakes District Council Operative District Plan 2012
46 Chapter 12, Frankton Flats Rules, Queenstown Lakes District Plan 2009
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residential apartments-8 storeys in height (the Remarkables Residences) are currently under ¢
within this area and will integrate with the commercial aréhis area has capacity for approximately 750
residential uits.

Stagel of the PDP as notified seeks to rezone a large area from Rural to Medium Density Residential zoning
(known as Frankton Flats North or Quail Rise Séuffiis site is located on the opposite side of the State
Highway from the Frankton Flatsr2.

The Quail Rise Special Zone is located on the tgpace of the Shotover River in close proximity to the
Shotover Bridge. The purpose of the Quail Rise Zone was to provide low density residential with a high
amenity area. This area has a maxinwapacity of 218 residential units and has been largely developed.

Shotover Country and Lake Hayes

Much of the land located within the Shotover Country Special Zone and Lake Hayes Estate is zoned for
residential purposes. A large portion of this land haesadl been developed for low to medium density
residential living.

The purpose of the Shotover Country Special Zone is to establish a comprehensively designed and
integrated residential living environment that provides opportunities for predominantlgidasity living
accommodation with a smaller mixture of medium density living, community and educational activities.
The Shotover Country Special Housing Area adjoins the existing residential area.

The Shotover Country Special Housing Area (SHA) is loz#tedwest of the Shotover Country Special
Zone and approved 101 residential allotments. This is currently under construthisnSHA does not
form part of the urban environment and is discussed in more detail in Section 2.5 below.

Lake Hayes Estate predominately comprised ¢dw densityresidential zoned land Theperipheral
allotments located within Lake Hayes Estate are proposed to-zengua from Rural Residential to Low
Density Residential by way of the stagelPreview process. A decisiam this upzoning is yet to be
released. Some of this land is subject to private covenants which restrict intensification, and the capacity
of this land has been removed in this assessment (where this is known).

The Bridesdale SH#\located at the &stern end of Lake Hayes, which approved the construction of 134
residential units. This development is more akin to a medium residential development. A review of Council
records indicates that building consents have been issued for 91 of these raesidemtiings. This SHA

falls partly within the urban environment.

The Queenstown Country Club SHA is located on two tracts ¢hé&rfdll between Shotover Country and

Lake Hayes Estate. The northern site is located adjacent to Ladies Mile Highyvapd Skt southern

site is located at Jones Avenue, Queenstown. The total approved capacity for the site is for 346 residential
units and an aged care bed facil{fgetirement Village Complex@ number of ancillary commercial,
community and educationattvities were also approved. The Onslow Road SHA approved a 21 allotment

47In QLDC Rig of Reply this was amended to be a mix of High Density Residential and Business Mixed Use Zoning
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subdivision and is located at the southern end of Lake Hayes Estate. This is being developed
with the Queenstown Country CI@A8 Both these SHAs fall outside thiban environment.

A small portion of Low Density Residential land that is located to the east of Lake Hayes also forms part of
this urban area. This area historic has large established residential dwellings along the lake front. This area
historic hadarge established residential dwellings along the lake.f(nly avzerysmall number of vacant
residential sections remain in this area.

Kelvin Heights and Jacks Point

Kelvin Heights is a large residential suburb located on the southern shore of the Frankton Arm. The majority
of land located in Kelvin Heights is zoned Low Density Residential and has significant existing capacity for
additional residential developmeritowever, much of this undeveloped capacity remains owned by a
single landownerSome othe already developeldnd is also subject to private covenants, which restricts
further intensification, and the infill capacity has been removed in this assessmen (s is known).

An area of land located at the eastern extent of Kelvin Hedgljigeent to the Kawarau Bridgezoned

High Density Residential. This area has been extensively developed a&sdBgmmmercial visitor
accommodation(the Hilton Hogel) and for residential purposes. A number of sectiovithin this
developmentemain vacant.

The Jacks Point Special Zone is located approximately 15.8 km from the Queenstown Town Centre. The
purpose of the Jacks Point Zone is to providedsidential and visitor accommodation in a high quality
sustainable environment comprising of two villages, a variety of recreation opportunities and community
benefits, including access to public open space and amenities. This area includes Hanléa&eMRmEnt

and Homestead Bay. It has capacity for approximately 3,700 residential dwellings and is one of the key
residential growth areas in QueenstoviAurther intensification of this zone was proposed within Stage 1

of the PDP rezoning hearings.

Arthurs Point

Arthurs Point is a village located approximately 5.5 km from the Queenstown Town Centre. It is
predominantly zoned Low Density Residential and bounded by Rural zoned land. A small area of
commercial/office/retail activity is currently situated the lower banks of the Shotover River in the
location of the Edith Cavell Bridgen area of land in the northeast of Arthurs Point is a village is zoned
Rural Visitor. The purpose of the Rural Visitor Zone is to complement the existing rangerof visit
accommodation opportunities in the District and provide for increased opportunity for people to
experience the rural character, heritage and amenity of the rural area. The Zone provides for a range of
accommodation, entertainment, cultural and recreatl activities.

The rural visitor zonis at various stages of completion and accommodates the Shotover Lodge and the
Swiss Bel Resort. The area is within convenient access of the town centre and also to Coronet Peak, making
it also a popular locatioof holiday rentalsThe area has seen recent revival of investment activity through

the development of the Arthurs Point SHA, proposedienelopment of the Swiss Bel Resort, and a number

of town house developments.

48 The capacities of these SHAs have been reported separately and discussed in detail at Section 2.5.
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Figure2.4 ¢ Land Use Zones in Arrowtown and Surrounds
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The Arthurs Point SHA is located to the west iRtial Visitor Zone and partly on land zoned Lo
Residential in the in PDP. SH160143 approved the construction of 88 residential units on the site. These
are currently under constructiéh This SHA falls partly within the urban environment.

2.3.4 Arrowtown and Surrounds

Arrowtown is located approximately 20.5 km from the Queenstown Town Centre. It is a major commercial
FYR NBGFAET LINSOAYOU 6AGKAY GKS 2F{1FdALMdz 21 NR RNX
Town Centre zoned arda located across a small stretch of Buckingham Street, which comprises the
historic civic centre that emerged in the early 1860s following the Arrow gold rush. A small Industrial zoned
area lies to the west of Arrowtown and contains a mix of light induanhd yard activities. The town centre

is bounded by residentially zoned land to the south, east and west, while the Bush Creek and its associated
reserve land, boarders the town to the north. There is limited amount of vacant residential land (Figure
2.4). Part of this land was identified by Council for intensification and was rezoned to Medium density
residential under the notified PDP. This zoning is to be considered in Stage 2 of the PDP.

Meadow Park Special Zone is a mixed use zone located cortiee of Manse and Malaghan Roads, which

is to west of the Arrowtown Town Centre and south of the existing industrial zone land. The dominant land
use to date within this zone has been residential activity. The Arrowtown South Special Zone afplies to 3
hectares of land that adjoins the established southern residential area of Arrowtown. This zone allowed
for an additional 20 residential houses within théB

The Arrowtown SHA is located to the south of Arrowtown and outside the urban growth boutidary
approved the construction of 195 residential units and an aged bed care facility as part of a Retirement
Village Complex. Construction has commenced. This SHA is located outside the urban environment.

2.3.5 Wanaka and Surrounds

There are a number of reintial areas within the Wanaka and surrounding locality. They can be broadly
grouped into Wanaka Town Centre and surrounds and Luggate, Hawea and Albert Town Townships. Each
of these are broadly described below and are shown in Figures 2.5 to 2.7.

Wanakalown Centre and Surrounds

The Wanaka Town Centre is the principle focus of commercial and retail activities within the Wanaka Ward.

It is sited on the soutlkastern most shore of Lake Wanaka and is zoned Wanaka Town Centre under the
PDP. A mix of zonlesund the town centre, including high and low density residential land, as Wgleas

Space and Recreation angtal zoned land. Thé/anaka Town Centmone makes provision for a wide
NIy3aS 2F I OGAQBAGASE ySOSaal N@asthe domikait lsekviCe cénkiéSfor A Y L2
the wider Wanaka Watfl(Figure 2.5).

The town centre is supported by the Three Parks Special Zone, which is located to the south east of the
town centre. This zone will promote a rangeagfivities including commesdj residential, visitor

49 The capacities of the SHAs are reported on separately.
50 Chapter 10, Town Centres, Queenstown Lakes District Plan 2016
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accommodation, community and recreational activities, as well as an open space network.
capacity of this area fer approximately 750 residential dwellings.

The proposed Business Mixed Use Zone in Anderson Heigligs within walking distance from the
Wanaka Town Centre. This is an area that is earmarked in the PDP for urban regeneration by enabling
higher intensity and compatible land uses, whilst enabling services that complement, enable and support
the Wanaka dwn Centre. There is limited existing vacant capacity in this zone.

The stage PDPreview seeks to upone two existing residential locations in Wanaka from Low Density
Residential to Medium Density Residential zoning. One of these areas is locaisd pratimity to the

Wanaka Town centre, being boarded by Brownston St, McDougall St, Russell St and Tenby St. The seconc
area is located in the north of Wanaka off Aubrey Rd and is currently vdt@noted that resource

consent RM161169 and RM161286proved approximately 161 residential allotments on this portion of

land. These figurdgmve been incorporated into the modelling to avoid overstating capacity on thénsite
addition, the PDP seeks to-apne an area of land south of the Wanaka Town Centre from Rural Lifestyle

to Low Density Residential.

There are two Local Shopping Centre Zones located along Cardrona Valley Road (new proposed area) and
Albert Town whiclenable small scale commercial business activities in discrete pockets of land that are
accessible to the surrounding residential areas. Existing businesses in the Albert Town Local Shopping
Centre include a café and restaurant. A number of Visitor Acodation SukZones exist throughout

Wanaka and are mainly located over existing hotels/motels.

The Northlake Special Zone is located between Wanaka and Albert Town, with its primary intention of
enabling approximately 1,500 residential homes. The zonelexla small commercial and community
facilities node that is located alongside Northlake Drive (the main street of the developfitéstione is
currently subject to arivateplan change, which seeksdlightlyincrease residential densities on the fla
portions of the siteand increase the amount of retail floorspace in the village centre.

Luggate, Hawea and Albert Town Townships

The purpose of the Township Zarie to enable the continued function of Townships as rural service
centres. Many of theg zones are not serviced by reticulated infrastructure and therefore support low
development densities on large allotmenBifferent activities occur within these zones and it is not
unusual to find commercial or industrial activities, such as transaads yhotels and small businesses to

be interspersed with housing. Historically commercial and visitor accommodation precincts were an
accepted method in the ODP of promoting and providing for commercial (including visitor accommodation)
activities withinthese areas.Commercial and visitor accommodation activities are controlled activities
within each of the precincts, incentivising commercial based activities within these precincts, rather than
in the residential areas where such activities would otisavbe discretionary. This method will be
reviewed in Stage 3 of the PDP process.

Albert Town (including Riverside Stage 6) is located to the east of Wanaka, where State Highway 6 crosses
the Clutha River. Due to its proximity to the Wanaka Towne&amdr established residential development

it is considered to form part of the Wanaka urban environment. It is located within Wanaka UGB (Figure
2.5 below). It is predominantly a residential settlement with a small area zoned Local Shopping Centre,
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which has some vacant capacity. A café/restaurant/bar and small shop currently service
community.

Hawea is located approximately 17.1 km from the Wanaka Town Centre (Figure 2.6). It is positioned on
the southern shore of Lake Hawea. Much of ¢tis located within the Township Zone under@i2P
However, a large area of Rural Residential zoned land is sited immediately to the south of the primary
Township Zone (excluded from the scope of the urban environment). Hawea contains 0.3 ha of vacant
retail and commercially zoned land (Local Shopping Centre Zone) and some vacant capacity within the
Visitor Accommodation Stdwne. Large residential developments have been approved on the Rural
Residential zoned areas that lie to the south of the Toipridbne (discussddrther at section 2.4).

Luggate is located approximately 14.4 km from the Wanaka Town Centre (Figure 2.7). Much of Luggate is
located within the Township Zone under the District Plan. However, a large area of Rural Residential zoned
land is sited immediately to the north and east of the primary Township Zone (outside the defined urban
environment).
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Figure2.5 ¢ Land Use Zones in Wanaka and Surrounds
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Figure2.6 ¢ Land Use Zones in Hawea
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Figure2.7 ¢ Land Use Zones in Luggate
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2.4 ResidentiaCapacityn the Rural Environment

The residential capacity outside of the urbemvironment is complex.These areas are not presently
modelled for feasibilitp SO dza S G KSe& | NB 2 dzi MR RBEyhiKSsesRiBefty SR W
KIS 06SSy Y2RSttSR GKNRBAdAK GKS /2dzyOAtQa Ay@Sail
of rural and rural living and small townships and has varying levels of services, but for the majority servicing
is at tre cost of the developer. These ardas/e an important role in the local economy as they
complement the Queenstown and Wanaka Town Centres, support local communities and are areas where
a high proportion of tourist activities are located.

The plan enabledapacities of the zones are highlightedlable2.1. This table indicates that there is
significant plan enabled residential capagityleast 3,392 additional dwellindsy G KS WNXzNJ f Sy
noting that it has not been modelled for feasibility.

The capacities of the Wakatipu Basin variation have not been reported on, as further detailed analysis of
the proposed restrictions including setbacks from roads/state highways and the retention of existing
landscaping is requiredA large number of thproperties in this area have complicated layers of private
covenants and consent conditions which affect their ability to develop and in the absence of a forensic site
by site analysis, it is highly likely thegporting on plan enabled capacity in thismeavill overestimate the
potential residential capacity . It is anticipated that the FRiBwprocesswill explore this issue in suitable

detail to enable future analysisAs a result, the plan enabled capacities of the Stage 1 PDP and the ODP
chaptershas been reported on above. These zones are further discussed below.

Table2.1 ¢ Plan Enabled Residential Dwelling Capacity in the QLD Rural Environment

Zone Wakatipu Ward Wanaka Ward Total QLD

Rural (Wakatipu) 371 371
Rural (Gibbston) 160 160
Rural (Glenorchy) 37 37
Rural Lifestyle 360 360
Rural Residential 265 265
Rural Residential (Ferry Hill) 7 7
Rural Residential (Bobs Cove) 32 32
Townships (outside urban environment) 290 290
Bendemeer Special Zone 38 38
Millbrook Special Zone (PDP) 251 251
Waterfall Park Special Zone (PDP) 48 48
Kingston Village Special Zone (ODP 550 550
Rural (Wanaka) 167 167
Rural (Hawea) 127 127
Rural Residential 210 210
Rural Lifestyle 40 40
Rural Visitor (Cardrona only) 140 140
Mount Cardrona Special Zone 550 550
Total 2,409 1,234 3,643

Source: QLDC. Capacities as modelled for the PDP (March 2017).
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Rural Zone

The purpose of the Rural zone is to enable farming activities while protecting, maintaining and enhancing
landscape values, nature conservation values, the soil and water resource and rural amenity. A wide range
of productive activities occur in the Ruta2 yS ' yR 0SOF dzaS GKS Yl 22NRGe@
landscapes comprising open spaces, lakes and rivers with high visual quality and cultural value are located
in the Rural Zone, there also exists the desire for rural living, recreation, conhifreckiding commercial
recreation) and tourism activities.

Residential densities in the Rural Zone are difficult to report on. Subdivisions and the establishment of
residential building platforms (that are between 7Gand 1,000m) are Discretionary Aigities, with no
minimum site areas. As a result, the only capacities that are reporiadtantable for theRural Zonare

the unbuilt residential building platform®LDC is currently in the process of updating this amthese

figures were basedn the capacity data from September 2FHhat was utilised for the PDP.

Wakatipu Basin Variation

As part of Stage 2 of the District Plan Review (in response to the Hearings Panels ceercdires
cumulative effects of Discretionary subdivision in thek&tipu Basina new zone has been proposed that
better manages the special character of the Wakatipu Basin.

The new zone distinguishes the WkaJddz . F aAy FTNRBY GKS NBad 2F (GKS 5
and seeks to restrict rural subdivisiand developmentn some areas anénabling some level of
development in othes: The Lifestyle Precinct comprises of land within the Wakatipu Basin Rural Amenity
Zone that has been identified as having capacity to absorb higher levels of developmenprajibsed

density of one residential unit per 6,000and an average density of 10,000m

51The review of the capacity in the Rural Zone was a separate process to the review of plan enabled capacities of thesother zon
for the PDP. QLDC is currently reviewing the processingdturing this information.
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Figure2.8 ¢ Extent of Wakatipu Basin Variation (Stage 2 Zoning)

Outside of these areas new allotments requireiaimum site area of 80 hectares. Capacities are difficult

to report in the Lifestyle Precinct as any resource consent application will be required to meet detailed
landscape requirements including setbacks from roads/state highways and the retengsistiofg
landscaping. It is not a case of simple allowing one new house per 6,000m

The area affected by the Wakatipu Basin variation is indicated in Figure 2.8 (noting that Arrowtown and
Ladies Mile are not being considered at this point in time).

Gibbston Character Zone

The purpose of the Gibbston Character Zone is to provide primarily for viticulture and commercial activities
with an affiliation to viticulture. The zone is recognised as having a distinctive character and sense of place.
It incorpordes terraced areas above the Kawarau River. Similarly to the Rural Zone, all new residential
building platforms need Discretionary Activity consent and the unbuilt residential building platforms are
the only capacity thdtas beerreported onin the table aboveThis zone was also proposed for residential
AYGSYaArATAOLGA2Y GKNRdAdAK (GKS {GFr3S wm t5t KSI NR Y :
decisions.

Rural Residential and Rural Lifestyle Zones

The Rural Residential and Rural tyfesZones provide residential living opportunities on the periphery of
urban areas within specific locations amidst the Rural Zone. In both areas a minimum allotment size is
necessary to maintain the character and qualities anticipated and, where afgplechbffer edge between

urban areas, or the open space, rural and natural landscape values of the surrounding Rural Zone.
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on within this assessent. The Makaroa Rural Lifestyame has been excluded because of the uncertainty
and reasonable doubt as to the viabilitydefvelopingo the PDP standards. Large paftthis zone are
affected by natural hazards and there has been a low level ®fugalin this zone over the last 15 years
under the ODP zoning regime.

{AYAEFINIT &Y GKS wdzNIf wSaARSYdAlf %2yS |G wS12Qa
is a private covenant in favour of neighbouring landowners preventing furibervssion of the site.
Consent was issued for 52 allotments, this was overturned as a result of an appeal to the High Court.

To the south of the Hawea Townshsp largeareaof Rural Residential land. This land is being developed

at densities whiclare more similar to those anticipated in the Township zdypproximately 360 sections

have been approved, with some occurring in the Township Zone and some in the Rural Residential zoned
portion.

Millbrook and Waterfall Park Special Zones

Millbrook islocated approximately 18.8 km from the Queenstown Town Centre. The area is contained
within a Special Zone. It provides a visitor resort over an area of approximately 200 ha which offers
recreational, commercial, residential and visitor activities.g€éheral amenity of the zone is one of higher
density development enclaves within the context of an open rural countryside and well landscaped
grounds. Golf courses and a range of other outdoor and indoor sporting and recreational activities are
provided br as well as hotel and residential accommodation, together with associated support facilities
and services. A maximum of 450 residential dwellings are able to be established in thigithdheir

being capacitfor approximately51residentialunits®. All the servicing for this zone is provided privately.

The Waterfall Park Special Zone is located to the south of Millorook Special Zone. It promotes similar
activities to that of Mibrook but has a maximum residential density of only 100. Thigeméns largely
undeveloped. This zone is affected by natural hazards and it is considered unlikely that this capacity will be
realised. For the purposes of thBPDwelling Capacity Modelling a capacity of 48 was reported on.

Kingston

The settlement oKingston is the southern entry point to the District. The community is made up of both
permanent and holiday residents. The settlement pattern is dominated by the lakeshore and the separation
2F GKS 26y FNRY (KS KA IKg hhanded ByAnAreba toady, v he@ht - NI C
buildings and surrounding vegetation. Existing commercial activities are limited in this zone and include a
camping ground, retail shops and a tavern.

Due to geographic constraints, Kingston is effectively the nextazestable for development south of
WEO1 Q& t2AYyid® | LILINBEAYFGSt & yy KAIyéSpasidl Zoneg Fhist | y R
zone provides for predominantly residential zoning, but also includes provision for visitor accommodation,
an area of employment and education and recreation. To enable this level of residential development
three waters infrastructure is requiredithout this development is unlikely to proceed in the short to

52Based on capacity findings for the PDP, March 2017
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mediumterm. This is one dhree growth areas thatave been approved to the detailed busin
phase as part of thelousing Infrastructure Fund (HIBue to its distance (approx.-46min drive) from
Queenstown, Kingston may provide a supply of comparatively more affordable housing and may have a
greater role in future as a commuter centre (similar to Cromwell which is a similar travel time Queenstown)
The proposed new infrastructure will include new water supply and wastewater treatment plants along
with the reticulation network infrastructure fthiree watergdiscussed igection2.4.7). The infrastructure
requirements and investments represent a major obstacle to the development of both the Kingston
Township and Kingston Village Special Zone.

Glenorchy & Kinloch

Glenorchy is situated at threorthern end of Lake Wakatipu between the mouth of the Rees River and the
mouth of Buckler Burn, and services both tourism and farming activities. The layout of the town is a
reflection of the early subdivision pattern and is characterised by wide stfewtépotpaths and large
rectangular sections. Glenorchy is an important base for visitor activity.

Kinloch is situated at the northern end of Lake Wakatipu, on its western shore.
Makarora

alb {FNRBNF A& GKS 5Aa0NAROGQA v RrNdisEparhid towrighiasi It B any Y dzy
important local base for visitor activity. While development is anticipated in these areas, the zones are
subject to natural hazards and it is anticipated that development will recognise and manage the risks of
naturalhazards at the time of subdivision or the identification of building platforms.

Rural Visitor Zones

The Rural Visitor Zone is a diverse zone that is located at Cardrona Village (near Mount Cardrona Station),
Windermere (next to the Wanaka airport), Ceabk, Walter Peak, Blanket Bay and Arcadia Station near
Paradise. It is noted that the Arthurs Point Rural Visitor Zone has been included within the urban
environment and has been modelled.

Most of these areas (with the exception of Arthurs Point) haklittle residential development, even
though the zone is very enabling. A broad review of these areas indicates that the majority of the
development in these zones (where they have been developed) has been visitor accommodation and small
scale commerclactivities (such as dairies and taverns) with a very small portion of residential activity.

The only Rural Visitor Zone capacity thah@lelledwithin this assessment is the Rural Visitor Zone at
Arthurs Point The Cardrona Rural Visitor Zone baen reported on at high level but has not been
modelled. Te operative Rural Visitor Zone provisions make it difficult to anticipate the likely yield in terms
of density because the provisions of the ODP Rural Visitor Zone, could allow as a cortivitfed ac

d. avisitor accommodation building of up to 12 metres in height at a minimum of 20 metres from the
boundaries; or

e. commercial recreation and residential activities of up to 8 metres in height outsidenatt®
boundary setback.
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The matters of controlre coverage, location, external building appearance, earthworks, a
landscaping. While a larger amount of capacity could have been used, a conservative figure of 200 has
been applied to this area, which was based on historical developmenis tigtzone.

The Rural Visitor Zones (Arcadia, Blanket Bay, Windermere, Walter Peak and Cecil Peak) have not been
reported on. This is because of their remote locations, use primarily relating to tourism and visitor
accommodation and general low level afsting residential activity in the areds. addition,residential

activity in the Windermere Rural Visitor Zaseconsidered to be a Non Complying Activity (except for
custodial residence) and over half the zone is located within the Wanaka AirpariGoatrol Boundary.

Mount Cardrona Station (Plan Change 52)

The Mount Cardron&tation Special Zone is locatatd-way between Queenstown and Wanaka, and near

the base of the Mount Cardrona Ski Field. The novers approximately 130 hectares of larithe

purpose of his zone is to create a village that accommodates permanent residents, visitor accommodation,
seasonal & migrant workers, with supporting commercial, community and educational actiVhies.

village is only partially developdRecent chages to this plan change have promoted a golf course, a more
OSyiaNrtfte t20FG4SR W@At T3S &ljdzr NEQX [ITheReaibg SKLINE &)
Area Subzone was also proposed for significant expansion of the commercial/tourigrg difeugh the
{GFr3sS m t5t LINPOS&da YR Aa &dzo 2SO0 Thié arealreingins 2 dzii O
undeveloped, but similarly to Kingston is considered one of the growth areas moving f@ardrdnas

however situated at an elevation opproximately600 masl and difficult to access by road from
Queenstown in winter.

2.4.1 Infrastructure in the Rural Environment

The land contained in the Rural, Rural Lifestyle, Rural Residential Zones and the Wakatipu Basin are outside
the Councils scheme bousiges and are not anticipated to connect to the Council network but be privately
ASNIBAOSR 2yairisS +d GKS RS@St2LISNna O0z2ado

Of particular note ighat the Otago Regional CouncDRQ are currentlyin the very initial stages of
considering a plan changedadssing the septic tank permitted activity rydetentiallyutilising a nitrogen
loading approach. An outcome of thauld bethat the QLDC may be required to reticulate wastewater in
some currently unserviced communities in order to meet the rul#éisegiotentialplan changeThe ORC
are also in the process of establishing a water managenegime fao the Arrow Catchment and the
Wakatipu Basin acquifers. The purpose is to set minimum flows and water linstssctinently in the
consultation plase of developmentAn update of this will be provided in futud®CAs.

The lack of Council servicing or limited of servicing in areas such as Kingston, Glenorchy, Kinloch, Gibbston,
Makarora, Cardrona and other Rural Visitor Zones (Cecil Peak, Wallt€drdana, Blank®ay, Arcadia

Station) in addition to some difficulties with the standard of road accessicts thelikely take upverall

housing capacities outside of the urban environment. For example, in Glenorchy there is an existing Council
water supply scheme, which is being placed under considerable pressure from increased levels of
development and the aging infrastructure. A hydraulic model is currently being developed to confirm if
any network constraints exist. In terms of wastewatergéhs no Council scheme and following initial
community consultation plans to service Glenorchy this has been pushed out beyond the 10 year LTP.
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While, the proximity to the Wanaka Airport restricts residential activity in the Windermere R
Zmevia a rule in the ODP.

Housing Infrastructure FurfdilF)

The Housing Infrastruatel Fund was established by thev@rnment in 2017 to assist high growth councils

to advancenfrastructure projects important to increasing housing supply. The Council was successful in
three growth areas applied for (Kingston, Quail Rsg¢hand the Ladies Mile) and based on an indicative
business case, has provisionally been allocated upQarfilion dollars as part of the HIF.

For Kingston, the proposed new infrastructure will include new water supply and wastewater treatment
plants along with the reticulation network infrastructure for three waters and a connection to the state
highway.As discussed above, the infrastructure requirements and investments represent a major obstacle
to realising the scale of plan enabled development capacity of both the Kifgstmiship and Kingston
Village Special Zonand for this reasarKingston is noturrentlyidentified as part of the Queenstown
urban eavironment.

The Quail Risesouth area potentiallyincludes the provision of roading, water, wastewater and
stormwater. It is the only area that falls within the Queenstown urban environmgmis areavas subject

to rezoning proposals through stage 1 of the PDP, from the notified Medium Density Zone, to High Density,
and BMU zonesf dzo 2S00 G2 GKS O2YYA&aaArAz2ySNNRa NBO2YYSyYRI
increased residential capacities tom#e anticipated through the notified POPis noted that no major
infrastructure issues were raised in the PDP hearings, as it was considered efficient to connect this land to
nearby reticulated networks. However, it is considered the HIF will conttibutee construction of

services and bringing forward this development.

¢KS FNBF NBFSNNBR (2 a W[ IRASa aAftSQ FNBF Aa |
Shotover Bridge and Lake Hayes, and north of the Shotover Country anddlyak residential areas. The
flyR A& OdaNNByiGfte 1T2ySR Fa wdaNIf K2gS@OSNI KFa 0SS
and Special Housing Areas Act 2013 Implementation Policy, meaning it has been identified as a site that
may be suitabléor the establishment of SHAShisareacurrently falls outside of the urban environment

and is therefore not included in this capacity assessmé&he proposed new infrastructure will include

three waters and a new roundabout.

Overall, thenfrastructure delivered through the HIF will provide for approximately 3,200 haxmlesome
form of business capacityll of these areas are the subject of detailed business cases and an update will
be provided in the nextiD@\.

2.5 Special Housing Areas
The purpose of the Housing Accords and Special Housing Areas Act 2013 (HASHAA) is:

To enhance housing affordability by facilitating an increase in land and housing supply
in certain regions or districts [which includes Queenstown Lakes] identified as having
housing supply and affordability issues.
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On 23 October 2014, the Queenstown Lakes District Housing Accord (the Accord) was signe
Council and the Minister of Building and Housing (the Minister). This was subsequently updated and
amended on 13uly 2017. The intention of the Accord is to increase land and housing supply and improve
housing affordability in the QueenstoMuakes district by facilitating development of quality housing that
meets the needs of the growing population and the purpaisthe HASHAA. The Accord required the
Council to prepare the Housing Accord and Special Housing Areas Act Implementation Policy (the Lead
policy), which is seen as an evolving document and was last updated on the 26 October 2017.

A SHA is an area oiet District suitable for new housing where more permissive consenting powers of the
HASHAA can be used to fast track predominantly residential developments. The updated Lead Policy
provides guidance on what areas in the PDP are suitable for the establisbirifes (Category 1) and areas

that maybe suitable for SHAs (Category 2). Category 1 areas include Queenstown residentially zoned sites,
and Category 2 areas include the Ladies Mile and Wanaka residentially zoned sites.

The SHA process provides an anynity to get more medium/high density residential developments in
appropriate locations at a much quicker rate than via the PDP. The other advantage to SHAs is that they
can potentially target specific markets and presents developers/landowners witbpihortunity to

provide a mechanism that addresses both speculation and affordability.

The current Lead Policy requires an affordable housing contribution of at least 10% of the residential
component of the development by developed market value or bg.afThis land (or money) is to be
provided to the Queenstown Lakes District Community Housing Trust (Trust) (being the preferred
organisation for the delivery of a range of affordable housing options) and retained for affordable housing
in perpetuity, asa secure homdpngterm rental or rent to own scheme (assisting the move fitong

term rental to the Secure Home produdt) Longterm affordability would be retained, as the Trust would
maintain the ownership of the land and lease it back to the lam#pat a concessional rate. In addition,

the value of the residential unit is capped at an annual CPI rate or equivalent and can only be sold back into
the Trusts pool of buyerd.ongterm rentals would be at an affordable rental rate that is well below market
rates.

One of the goals of the Mayoral Housing Affordability Taskforce that was set up in April 2017 is:

G! £t 2F 2dzNJ 62N] F2NOS oAttt o0Satlaocktdhati 2 26y 2N
allows them to live within their means by 2048, with an initial target of 1000
/| 2YYdzyAGe ! FF2NRI0fS K2VSa gA0K &aSOdzNB

SHAs are one of the tools that are being utilised to achieve this goal and are seen as an alternative
mechanism to combat housing affordability in GLDTo date approximately $7 million of affordable
housing contributions have been provided to the Trust and have included both land and cash contributions
(noting that this provision was based on a 5% coniobub affordable housing).

53 Source: Housing Affordability Taskforce Report dated October 2017

54 Source: Housing Affordability Taskforce Report dated October 2017

55 Affordability means a home whettge household is able to spend less than 35% of gross household income on rent or mortgage
repayments
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In total eight special housing areas (SHAs) have been approved within the Wakatipu Basi
These have been identified separately and similarly to the rural environment form part of additional
capacity. The majorityf SHAs have been approved outside of the urban environment, which has been
serviced at the developers cost with the exception of the following:

1 Arthurs Point SHA is partly located in the Low Density Residential and Rural Zones of
the PDP;

i1 Bridesdale SHi& partly zoned Low Density Residential, Rural Lifestyle and Rural in the
PDP;

1 Business Mixed Use Zone (Gorge R8&#jalls over the proposed Business Mixed Use
Zone, but also includes the former Wakatipu High School site and 133 Hallenstein
Street. T SHA is to be serviced via existing Council services and is in line with the
densities that are being promoted as part of the PDP.

It is important to note that residential units SHAgannot be usedolelyfor visitor accommodation. A
covenant or cogent notice is placed on the title thagstricts this. This forms part of one of the criteria of
the Lead Policy.

Table 2.2 provides a summary of net additional capacity provided by the SHAs in the Wakatipu Basin (i.e.
capacity over and above any undertyplan enabled urban capacity to avoid double counting). The SHAs
have allowed increased levels of residential development to those permitted in the PDP and has included
a contribution to affordable housing through land, land/housing packages or éihemwiributions.

Table2.2 ¢ Net Additional Dwelling Capacity in QLD SHAs

Special Housin Approved Residential Net Additional Stage of Development
Area Densities Dwelling Capaciiy
Bridesdale 134 (excluding two existing | 124 (ODP) Currently being
dwellings) 91 (PDPY developed
Arthurs Point 88 residential units 61 (ODP & PDP) | Currently being
developed
Onslow Road 21 residential units 21 (ODP & PDP) | Currently being
developed
Queenstown 346 (+ an aged bed care 346 (ODP & PDP) | Currently being
CountryClub facility) + aged bed car developed
facility
Arrowtown 195 (+ an aged bed care 195 (ODP & PDP) | Units being presold
Retirement Village | facility) aged bed care
facility

56 Additional capacity was calculated by removing 32% of the residentially zoned portion of the site (if applicable) fdr road an
reserves etc and then bBdividing the remaining area via minimum lot area. This capacity was then subtracted from the numbers
of residential units approved under the HASHAA.

57The PDP proposed to zone a larger portion of the site as Low Density Residential.
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Business Mixed Us 143residential units Capacities have | This one is hot
been modelled progressing. However,
Council has entered into
pre-application
discussions with various
developers/land owners.

Shotover Country | 101 residential units 101 (ODP & PDP) | Currently being
developed

Total residential 885 (excluding the approved 848 (ODP)

units qualifying development
consent approved in the
Business Mixed Use Zone)

715 (PDP)

The Ladies Mile area was added to the Lead Policy as a Category 2 site. QLDC prepared an indicative
masterplan, design statement, landscape strategy and development objectives that guide future
development of the Ladies Mile, ensuring high level of amenity along the Ladies Mile. Expression of
Interests for SHAs proposals would need to be consistenthdthead Policy. Dwelling capacity for this

area is anticipated to be approximately 2,200 residential units but has been capped at 1,100 residential
units providing an opportunity to reassess the impact on the Shotover Bridge and the results of the $2 bu
fare system and proposed park and ride. The QLDC has not received any Expression of Interést to date
approved a SHA at this location) and therefore is not included in the table. bElsarea is also subject

to the HIF fund that was discussedbsirction 2.4 above.
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Figure2.9 ¢ Map of QLD Approved Special Housing Areas
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3 Housing Demand and Supply

This section provides analysis of the QLD housing market. It presents an assessment of the
YIEN] SGiQa &GNHzOGdzNBE>X Ay Of dzZRAY3I RSYFYR TFNZ
owners (New ZealaAoased and ouseasbased and supply to provide for demand from
owner-occupiers, tenants, and shedrm visitors. It provides estimates of future demand

to 2046 and the requirements for housing to meet that demand.

The latter part of this section focuses on demamnfthe QLD resident population for owrmrcupied
and rental accommodation, drawing on outputs fromith& QLD Housing Model 204Xs an Excebased
capability which draws together the core information, and enables testing of various combinatiomseof fut
projections and allowances for varying mixes of outcqahetmiled in section 4)

This demand assessment provides the basis for the assessnientsafg sufficienc{section6), where
demand is compared with potentially available housiagacity(section5). The HDCA provides four
projection scenariog low, medium, mediunhigh QLD@Recommendegrojection) and High to illustrate
a range in possible scenarios. This is discussed in more detail below.

3.1 Structure of the QLD Housing Market

The QLDOhousing market is complex, because significant shares of the estate are owned by absentee
owners (other New Zealamdsidentsand overseagivestord who utilise their dwellings for themselves as
personakholiday home2 NJ Wa SO2 Yy RQ K2 Y Slaydhon{egareSilsc2uFed fibki® deal K 2 £ A
accommodation for the QLD resident population,/andbr shortterm (mainly holiday) visito(fisted on
platformssuch as Aimb and BookaBachi)t is important to understand th marketstructure because
different components of the market are subject to different growth drivers.

Demand for resident housing is driven by the resident population, and some of their demand-ferrtong
rentals drives demand for the holiday homes of absentee owners. Howevernhedl#or holiday homes

is also driven by a range of factors whichexternalto QLD, including population and business growth
rates elsewhere in New Zealand, and in other countries (where absentee owners Maitdeholiday
homes are also investmentqgperties,that have been acquiretbr capital gain and/or rental returns
Demand forholiday homess affected by both demographic and economic conditions.

The NP&DCrecognises the different components of demand esgliresassessment of thsufficiercy
of housingcapacity for the wider markeipcludingboth demand from resident households, ateimand
from absentee owners of holiday dwellivigsrestment properties.

3.1.1 ExistingViarket Structure

The main components of the QLD housing market are:

a. ResidenQLDhouseholds which own their dwelling
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b. ResidentQLDhouseholds which rent dwelliagpngterm (as distinct from shogtay ho
rental), owned by either QLD entiti@avestment dwellingsdr absentee ownergérom other
parts of New Zealand and overséasliday dwellings which are in effect investment dwellings)

c. Absentee owners from other parts of New Zealand, who own dwellings as holiday dwellings
and/or as investment properties;

d. Absentee owners from overseas, also owning holiday and/or investmelindae

These components overlap, because demand from the resident population for rental accommodation
influences demand for investment properties, for both QLD entities and those from outside the’District
The housing market is subject to ongoing changgpecially as demand for lotgm rental
accommodatiorand shortterm rental utilises the same housing stock in many instancesblUihésthe
distinction between holiday dwellings and investment dwellings, and there are no comprehensive statistics
definingthe structure of thishousing market.

As at June 2016, the estimated totedusingestate in the District was 600 dwellingsTotal resident
householdsvere 13,600 as at June 201@hd assuming each resident household occupies one dwelling
this suggststhere were4,000dwellings usually not occupietihis figure off,000 is directly consistelin
scalewith the numbers from the 2013 Census (15,400 in total and 3,900 not usually occupied) and
percentage terms, is substantially higher than natifigates (see below discussion).

3.1.2 QLD Unoccupied Dwellings

Unoccupied dwellings are a significant component of thee@onomy. Dwellings which are not occupied
by a usually resident household represent a substantial $83%)of the total dwelling estate.

56StfAy3a I NBE ARSY G AEhSEmMparigon witfire isualzdreiddntfodseh@dd O dzLJA
count. ¢ KS S5AAUNAROGQE NBfS Ia F YI22N) K2f ARl & RS&adA
dwellings, typicafl owned by households who normally reside in other places (other New Zealand or
2OSNESIFA0D alyeée 2F (K2aS K2t ARIF& K2YSa FNB ayz2i
of the year by owners and/or by visitors to the District on a gieom rental basis (including family and

friends of owners who may occupy the dwellings on afirext basis), but not by persons who are usually
resident in the District.

Queenstown is not unique in this regard, as in many holiday destinations these raakienpprtant share

2F GKS G201t SadliSe bSOSNIKSE Saa swithinkt® sizefof2ifeA RI &
housing estat@nd isalsocharacterised by relatively high value dwellings. It is normal for a small share of
the dwelling estatef any urban centre to be unoccupied on a medium or-teng basis. Nationally, some

5.6% of the total dwelling estate is categorised as unoccfig&Z 2018)n QLDthe share is much higher,

at 25.3% as at June 2013 (Census), and estimated to l#osglito that levelA3%in 2016 and higher in

58 For this assessment, absentee owners are those owning residential property in QLD but who normally reside elsewhere in New
Zealand or overseas. The dwellings of absentee owners are a combination of investment (for long -&eanshental) and
ASydRKYBSARBlI 8¢ ReStftAyaIa sKSNB y2i 200dz2LlASR SEOSLII o6& (GKS 24,
59 As defined by SNZ.

60 SNZ Dwelling and Household Estimates, June 2017 (Demography Dwelling and Household Estimates),
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Wanak3, as the number of dwelling consents has been slightly ahead of resident popula
between the 2013 Censasd June 201,054 dwelling consents, and an additional 1,900 households).

Outsideb S ¢ %S Iméirt hpliday destinations, around 3.7% of the total dwelling estate is not usually
occupied according to Census datédlowance forthese other economies to hawmme holiday home
componentin their dwelling estatsuggests the base levekiound 2.0% not usually occupjexkcluding

holiday homesHowever, the strong growth, high dwelling prices and high level of demand for short and
longterm rental accommodation in QLD indicates that the proportion of not usually occupied dwellings
whichare not holiday homes would be substantially less than the national average, less than 1.0% rather
than 2.0%Applying this.0%to the Q.Ddwelling estated A @S & | Y levefoEuBdSadparkBfd 70

to 180dwellings not usually occupietihis suggestthat at least 3,800 of the estimated 4,0d®ellings

which are not usually occupied represents the QLD hdiddynvestmentwelling estate, around 22% of

the total.

This is important, because the future rate of increase in the holiday dwelling rstatiffer substantially
from the growth rate of resident household$or example as visitor numbers incregheliday home
investments become more attractive

3.1.3 Absentee Ownership

There is general information according to the address for servicefisfed G KS / 2 dzy OAdnQa NI
which QLD properties are owned by absentee owners, and where those owners are based, by district within
New Zealand, and by nation overséas

The figures for June 2016 indicated that some 6,070 properties are ownetiti®s dased in other parts

of New Zealand (34.5% of the total estatel 7600 dwellingy and some 1,290 properties are owned by
entities based overseas (7.3%3. discussed above, the dwellings with absentee ownership may be either
used as personal hiday homesshortterm visitor accommodation, or as rental/investment properties.

3.1.4 Summary

The overall market structureay be defined by reconciling gefigures on resident population, occupied
and unoccupied dwellings, and the structure of dwellingeygimp as between QLD entities, owners from
elsewhere in New Zealand, and those from overseds|laws(Table 3.1)

a. The total dwelling estati@ the District at 201& 17,600 dwellings, made up of 13,600 occupied
and 4,000 not usually occupied;

b. Of the13,600 dwellings occupied by residents, an estim&t®@0 dwellings are occupied by
owner-occupier households, and the balances@80 dwellings (41.8%) are rented (occupied
by longterm tenants);

61 This information is likely to be subject to somaccuracyg for example, absentee owners may list their address for service
through a local solicitor, which would act to ogtaite the numbers of dwellings owned by QLD entities, and tstdes those
owned by absentee ownerdhis requires further irstigation.
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The address data indicates that some 10,240 dwellingsvemed by persons/entities ba
QLD(58.2%) Assuming that 7,920 of these arener occupied dwellingsf QLD households,
this suggests thathe other2,320 of these are rented to other residents of QLbat is on the
dzyt A1 Ste G2 KIFE@S I aK2f AR
that these dwellings will be primarily for investment purposes, and the returns frortelong

rental over the course of a year are generally greater and more secure than returns from shor

Based on totdlongterm rental demand of 5,680 dwellings, this suggests tiatother 3,360
rented dwellings are owned by those based elsewhere in New Zealand, or overeeada
this indicates that there would be 2,770 owneadthose based elsewhere in New Zealand, and
590 based oversedthe split of absenteewned dwellings is 82.5% elsewhere in New Zealand,

C.
basis that QLD entities are gehefr f &
term holiday rental

d.
17.5% overseé&y;

e.

This would mean that of the total absentee owner estate (7¢88€llingd some 46% (3,360
dwellings) are rented to QLD househajamd therefore indicating they are currendlgting as
GAy@SailySyildée RoStftAy3Ia

The balance is th&,0006not usually occupigddwellingswhich representsi KS a K2 f A RI &
component. However, theris a considerable volume of shtatm rental demand which means
many of these dwellings also have an investment¥ole

Table3.1 - QLD Housing Market Structure 2016

Dwelling Use QLD owners OtherNz International Total
Owners Owners

Owner-occupied 7,920 7,920
Long-term Rental 2,320 2,770 590 5,680
QLD Resident Population 10,240 2,770 590 13,600
"Holiday dwellings" 3,300 700 4,000
Total Dwellings 10,240 6,070 1,290 17,600
Owner-occupied 45% 45%
Long-term Rental 13% 16% 3% 32%
QLD Resident Population 58% 16% 3% T7%
"Holiday dwellings" 19% 49 23%
Total Dwellings 58% 34% 7% 100%

Source: ME QLD Housing Model 2017

62 It is difficult to compare QLD with a national level of overseas ownership, because there are official statistics gathered, o
released. Nevertheless, given the role of QLD as an internationally prominent tourism destination, the atwmaatale n
environment, and the relatively high housing values there, we would expect the presence of international absentee owners to b
considerably higher in percentage terms than the New Zealand average.

63 Estimates of total visitor nights in private dwef 3 a
200dzLIA SR¢
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The overall market structure for urb&LD is shown in the table below. The pattern is very clo
for total QLD, although the resident population is assumed to occupy a higher share of the total dwelling

estate (83% of the urban area, compared with 77% for the total D{Jtabte ).

Table3.2 - QLDUrbanHousing Market Structure 2016

Dwelling Use QLD owners Other Nz Intermational Total
Oowners Owners

Owner-occupied 6,870 6,870
Long-term Rental 1,720 2,060 440 4,220
QLD Resident Population 8,590 2,060 440 11,090
"Holiday dwellings" 1,920 400 2,320
Total Dwellings 8,590 3,980 840 13,410
Owner-occupied 51% 51%
Long-term Rental 13% 15% 3% 31%
QLD Resident Population 64% 15% 3% 83%
"Holiday dwellings" 14% 3% 17%
Total Dwellings 64% 30% 6% 100%

Source: ME QLD Housing Model 2017

3.1.5 Implications foFuture Housing Demand

Thisassessment of the current housing market strucin@vides the basis for assessing future demand

for housing, as follows:

a. Demand for usually occupied dwellings will be driven by growth in the resident populéii®is
the standard approacfor housing demand assessment. Based on the cumemketstructure,
this total estate would be a combinationdwellings owned by QLD entities (around 10,240 as at
2016) and those of absentee owners (around 3,360 currently). This indicates that for nearly half of
the estate of absentee ownefsurrently investment propertiesthe main driver will be QLD

populationgrowth, so this would reflect that QLD growth;

b. Demand for the balance of the estate, thakeellingsnot usually occupied currently around

4,000- will be driven by exogenotactors.

These are each examined below.

3.2 Recent and Futurdouseholdsrowth
3.2.1 PaulationGrowth

¢tKS 5AaGNAOGQa

L2 Ldzt | A2y KI & , NS0 atdhe Yo86iCRBUI 6 f &

to 34,700 by 2018 (Table 3). The annual growth rate of 4.4%pa over that period saw an average annual
gain of 1,000 persons to thesident population. Since the 2013 Census, however, the growth rate has

64SNZ 2017.
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increased substantially, with an additional 5,000 persons in the- 201 period and an average
gain of nearly 1,700 persons.

TheSN2utlook is for further substantipbpulaion growth, with an additiona,500(low)to 14 500 (high)
persons over the decade to 20&1% to 2% increase)andan additional 14,00 (low) to 3,000 (high)
persons over theeriod to 204646% to $% increasejssetout in Table3.3 and Figure3.1 We note that
the latest SNZ projections allow for stronger growth than the previous %gtierigh we also note that
the growth estimated by SNZ for the 2013 to 2016 period averaged 1,700 per year

Table3.3 - QLD Population 1995046

. . Rationale
Year SNZ Low SNZ Medium SNZ High (2016)
1996 14,800
2006 24,100
2013 29,700
2016 34,700 34,700 34,700 34,500
2019 38,000 39,400 40,700 39,300
2026 43,200 46,100 49,200 47,400
2036 47,400 52,900 58,700 56,300
2046 50,800 59,300 67,700 64,600
2016-19 3,300 4,700 6,000 4,800
2016-26 8,500 11,400 14,500 12,900
2016-46 16,100 24,600 33,000 30,100
2016-19 % 10% 14% 17% 14%
2016-26 % 24% 33% 42% 37%
2016-46 % 46% 71% 95% 87%

Source: Statistics NZ 2017; QLDC 2017

¢ KRDBVSO2YYSYRSRQ LINRP2SOGA2Y Hnmc AYRAOFGSa 3INEP;
projection, at 12,00 persons to 2026, and 3@0 by 2046.

65 The growth outlook for the 2017 SNZ population series made allowance for very high ongpiggaiion gainsThe new
Government has signalled changes tanigration levels, which may impact on total population and housing growth for QLD,
especially in the shorter term to 2023.
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Age

Figure3.1 - QLDPopulation Trend 1998046

QLDC Population Growth 1996-2048
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3.2.2 Population Demography 2013
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population structure differs significantly fratime national pattern. Figure 3.2 shethe QLD population
age structure as at the 2013 Census, compared with the national structure.

Figure3.2 - QLD Population Age Structure 2@13 Year Increments and Grouped
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¢ KS 5AadNR Ol adcterlsi®l Ibidréldtivielf Bighi shards inQHe 25 year to 44 year ag
and lower than average shares in the children and young adult age groups, and in the mature and older
age groups.

The high incidence of persons in the 25 to 44 year age baendésit for both males and females, and to

a considerable degree reflects the relatively high shares of employment in tauigred businesses.

The rapid growth in the population means thatiigration has been the major driver. This is typically
reflected in relatively low numbers in the 65 and over age bands because the population base for those
GFr3ISAy3 Ay LI I OS¢ Aa avlftft Ay NBtFdAzy (2 (GKS Od

Anecdotally, the relatively high costs of housing in the District have limited oppogubitigounger
families with children to establish heedfecting the numbers of both those aged under 15, anéd4 $ear

olds. This is also true of the 65 and over age bands, with limited retirement home opportunities and high
housing and living costsguenting inmigration of this age group.

¢KS 5AaGNROGQa LIRLIzZ FdA2y KrFa | NBflFGAGSEe KAIK
48.7%) and correspondingly lower share of females. In part this is because of the low incidence of older
age groups, with only 3.6% of the District population aged 75 years or over, compared with 6.2% nationally.

3.2.3 Household Growth

There has been corresponding substantial growth in resident household numbers from 5,800 in 1996 to
11,700 by 2013, with the Disttitotal reaching an estimated 13,600 resident households by June 2016.

Further substantial household growth is expected, consistent with the population outlook. The most recent
SNZ projections indicate an additioB&I00 (low) to 5,200 (high) residenliseholds over the decade to

2026 (2% to 38% increase), and an addition8D®@, (low) to 14,000 (high) households over the period

2016 to 2046 (8% to 103% increasey. K QLDBVS O2 YYSYRSRQ LINR2SOGA2Y H7J
between the SNZ medium and ShNgh projection, at 200 persons to 2026, and BD0 by 2046These

are set out in Table 8and Figure 3.
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Table3.4 - QLD Households 192046

. . Rationale
Year SNZ Low SNZ Medium  SNZ High (2016)
1996 5,800
2006 9,500
2013 11,700
2016 13,600 13,600 13,600 13,500
2019 14,400 15,000 15,500 15,500
2026 16,600 17,800 18,800 18,700
2036 18,800 21,100 23,300 22,500
2046 20,900 24,000 27,600 26,100
2016-19 800 1,400 1,900 2,000
2016-26 3,000 4,200 5,200 5,200
2016-46 7,300 10,400 14,000 12,600
2016-19 % 6% 10% 14% 15%
2016-26 % 22% 31% 38% 39%
2016-46 % 54% 76% 103% 93%

Source: Statistics NZ 2017; QLDC 2017

Figure3.3 - QLD Household trend 192046
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A priorj the increase in resident households is a sound indicator of the requirement for additional dwellings
to accommodate the resident population.

3.2.4 Householdemography

The differences in[Q5 Pbpaulation structure are also evident in the types of househbhtsareresident

in the District. Figur@.4 shows the household structure in the District as at&@hd the projected
structure to 2@6, according to the SNZ most recent estimates (Dbeer?017)It should be noted that
large numbers of shoterm workers come in and out of the distiiictthe peaks of the winter and summer
holiday seasonsind theymay not be capturedccuratelyby NZdata which isn primarilyderived from
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occupant

reorting on Censusnight QLDC have acknowledged that further investigation o

workers is required.

There are several important differenaggrentlyfrom the national pattern:

a.

A relatively low incidence of singlerson households, reflecting part the low numbers of
persons in the 65 and over age band@kis may also reflect the high cost of housing in QLD,
encouraging sharing of dwellings

A relatively high incidence of couple households, at 40% compared with 31% nationally. This
reflects toa degree the presence of couples employed in the touréated sectors, who may
be in the District as lorgfay visitors, as distinct from lotgym residents;

The incidence of twparent households is close to the national pattern. However, there are
relatively few oneparent households, which reflects in part the relatively high costs of housing
in the District (for owners and renters);

A relatively high incidence (nearly twice the national figure) of other-parion households,
which is predominanglflatting or noafamily households. This reflects the strong presence of
the tourismrelated workforce, especially those in the-26 age groups, who as lostay
visitors rather than longerm residents form flatting (nefamily) household structures.

Hgure3.4 - QLD and NZ Household Structure 20086
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side of thgraph shows the projectddngterm future household structureinderthe medium

growth projection (to 286, extrapolated frorthe final year of the SNZ projectio2838. While in some
respects the QLD structure is expected to be closer to the national pattern in the longer term, there are
still important differences, and changes for the District itself:

a.

There are still relativelywincidence®f singleperson householdsnd oneparent families;
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b. The alreadyelatively high incidence of couple househdklprojected to increase ma

from 40%currently to 8% by 2@6, and markedly above the national share by th&¥{(3

c. A relatvely low share of famiwith-children householdgone- and twoparent) at %%
compared witi39% nationally by 25, and substantially below the current 34%;

d. A substantial decrease in the share of households which are othepensitin, or the typical

flatting / nonfamily households.

That said, the changes in structure come over a period when there is significant overall growth expected,

with increases in all household types. The net projentetkase of pproximately10,000 households
(medium growth)is made up of couple households8@%), twoeparent families (3%), oneperson

households (8%), oneparent families 3%9, and other multperson householdsl%). The following
sections provide more detailed projection of households by types for the medidifigh growth outlook.

3.2.5 Medium Growth Outlook

Table 35 shows the Medium growth projection to 2046, for each household type. The focus is on the 3
year (201619), 10year (201&26) and 36&year period201646), consistent with the NPSDC horizons.

A key feature of the growth is the increase in couple households, which account f&86réthe long
term growth. Singlperson households account for somed@ of the net change in household numbers,
but the net change is much less for family househ(@dound 3% of the total) and other household types
show minimal change. Of the total increase 0820,households, some &8 are either singlerson or
couple householdslhis differs substantially from the national growth outlqaikhich indicats a higher

share of singlgerson households (32% of the net increase), but lower shares of couple households (38%),

and higher shares of family households (30%).

Table3.5 - QLDHousehold Medium Growth Projemti 20162046

2016 2017 2019 2026 2033 2036 2043 2046 2016-19 2016-26 2016-46
One-Person Household 2,560 2,630 2,780 3,400 4,100 4,340 4,940 5,140 220 840 2,580
Couple Only 5,480 5,740 6,210 7,620 8,900 9,500 11,010 11,490 730 2,140 6,010
2 Parents with 1 to 2 Chn 3,200 3,310 3,510 3,970 4,230 4,240 4,240 4,290 310 770 1,090
2 Parents with 3+ Chn 630 650 700 800 860 870 860 870 70 170 240
One Parent Families 840 860 920 1,000 1,100 1,100 1,090 1,110 80 160 270
Multi-Family Households 150 150 150 160 170 170 170 180 - 10 30
Non-Family Households 750 750 760 800 830 830 820 860 10 50 110
Total Households 13,600 14,100 15,000 17,800 20,200 21,100 23,100 23,900 1,400 4,100 10,300
One-Person Household 19% 19% 19% 19% 20% 21% 21% 229 16% 20% 25%
Couple Only 40% 41% 41% 43% 44% 45% 48% 48% 52% 52% 58%
2 Parents with 1 to 2 Chn 24% 23% 23% 22% 21% 20% 18% 18% 22% 19% 11%
2 Parents with 3+ Chn 5% 5% 5% 4% 4% 4% 4% 4% 5% 4% 2%
One Parent Families 6% 6% 6% 6% 5% 5% 5% 5% 6% 4% 3%
Multi-Family Households 1% 1% 1% 1% 1% 1% 1% 1% 0% 0% 0%
Non-Family Households 6% 5% 5% 4% 4% 4% 4% 4% 1% 1% 1%
Total Households 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Source: ME Queenstown Housing Model 2017

3.2.6 High Growth Outlook

Table 36 shows the High growth projection to 2046 by household type, with the focus on the period to
2046. Againa key feature is the increase in couple househol@%(®f growth) and singigerson

Pagd 104



households (@%),with limited growth in family households with childred%d of the increase, &,

more households). Of the total increase dfQD0Ohouseholdsnearly 11,00re either singlgerson or
couple households.

Table3.6 - QLDHousehold High Growth Projection 202®46

2016 2017 2019 2026 2033 2036 2043 2046 2016-19 2016-26 2016-46
One-Person Household 2,600 2,690 2,890 3,640 4,610 4,950 5,880 6,220 290 1,040 3,620
Couple Only 5,520 5,860 6,450 8,080 9,700 10,400 12,250 12,890 930 2,560 7,370
2 Parents with 1 to 2 Chn 3,210 3,350 3,590 4,180 4,570 4,610 4,740 4,850 380 970 1,640
2 Parents with 3+ Chn 630 660 720 850 930 940 970 990 90 220 360
One Parent Families 810 850 920 1,060 1,190 1,190 1,200 1,260 110 250 450
Multi-Family Households 150 150 150 160 190 200 230 250 - 10 100
Non-Family Households 750 750 760 830 900 940 1,080 1,170 10 80 420
Total Households 13,700 14,300 15,500 18,800 22,100 23,200 26,400 27,600 1,800 5,100 14,000
One-Person Household 19% 19% 19% 19% 21% 21% 22% 23% 16% 20% 26%
Couple Only 40% 41% 42% 43% 44% 45% 46% 47% 52% 50% 53%
2 Parents with 1 to 2 Chn 23% 23% 23% 22% 21% 20% 18% 18% 21% 19% 12%
2 Parents with 3+ Chn 5% 5% 5% 5% 4% 4% 4% 4% 5% 4% 3%
One Parent Families 6% 6% 6% 6% 5% 5% 5% 5% 6% 5% 3%
Multi-Family Households 1% 1% 1% 1% 1% 1% 1% 1% 0% 0% 1%
Non-Family Households 5% 5% 5% 4% 4% 4% 4% 4% 1% 2% 3%
Total Households 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Source: ME Queenstown Housing Model 2017

This change in the structure of the housing market in both futures is important, because it means much of
the net gain is smaller households, which are likely to have preferences for siwallings, including
terrace house and apartment style dwellings. That in turn will have implications for residential land
requirementslt is also potentially indicative of a housing market which does not suitably provide affordable
dwellings for familjhouseholds with childreriThe SNZ projections are primarily based on population
demographics, but also reflect the base year household (and therefore housing) structures, which may not
capture latent demand.

There is no detailed information on the dwellipgeferences of absentee owners of QLD properties,
although it is expected that their demands are likely to reflect the national household structure, suggesting
more family households among absentee owners, and possible preference for larger and detached
dwellings.

3.3 Future Household Growth by Location

The focus of the NA3DC is on urban development capackypwever, asignificant number of QLD
households reside in rural locations, predominantly on rural lifestyle blocks, and on farms and other
propertiesassociated with rural activities.

The growth projections detailed above are for the whole District and include both the urban and the rural
demand outlooks. It is important to differentiate between urban and rural gféwitecause the supply
mechanism in ban areas is primarily through residential zoning, and business zoning where it applies to
apartments, whereas outside the main urban boundaries rural land and lifestyle blocks are the main source
of supply (including some small township, rural visitor special zones). The economics of lifestyle block

66 Refer Figure 2.2 for a maptbe defined urban environment.
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development are quite different from urban residential development, particularly becaus
positioning toward the upper enghigher value end of the housing markeQLD is notable for the fact

that approximately 97% of the district is identified as an Outstanding Natural Landscape or Outstanding
Natural Feature, which the RMA requires to be protected from inappropriate subdivision and development
as a matter of national importance.

Severabmall bwnshipsin the Districtlie outside the maitUGBgand defined urbamnvironmenj, but
these ettlementsand the rural areasffer some capacity for housing and need to be considered in relation
G2 GKS 5A3&0GNR OG°QBhesé avelbden disbliBsgdiséparatedgmior? 22. |

M.E has developed a spatial frameworlB@fyeneral locations for the purpose of this HDCA (and BDCA)
using a combination of SNZ 2018 statistical boundaries that cover the total district. Maps shewing
extent of the spatial framework areas are includedppendixd. Thehousehold projections have been
developed for each location within QLD according the spatial framework, then further aggregated to 10
broader sukareas for the purpose of this denthranalysis. These broader aggregati(detailed in
Appendix 4)are Queenstown (town)Arrowtown Arthurs Point, Lake Hayes, Jacks Point and Other
Wakatipu together making up the Wakatipu Ward; and Wanaka (town), Hawea Locality, Luggate Locality,
and Othe Wanaka together making up the Wanaka Ward.

Two of the sufareasg Other Wanaka and Other Wakatipu are fully rural {adran), while the other eight
sub-areasincludeurban (within the UGBor outside the boundary but within the urban environment) and
rural areas

The projections for eadiroad subareaare based on the population growth projections for each CAU (SNZ
2017%8, together with estimated capacity for lifestyle holdings in the areas beyondGBe

3.3.1 Total Urban Growth Projections

Total urban andotal rural (nonurban) household growth projections have been developed, for each
location and broader suéirea, and QLD in totallhe urban totalapproximates the defined urban
environment (Figure 2.2)beit defined more coarselyhe total urbarprojedions are shown in Table73.

67 Currently, there ge approximately 1,180 rural lifestyle properties in the District, according to Corelogic. As at 2015, lifestyle
properties accounted for 8.0% of total residential properties. In addition, there are approximately 330 farms or other rural
properties, usuayl occupied by resident farmers or workers, or other tenants (SNZ Business Directory 2016). While it is reasonably
straightforward to separate out the lifestyle properties and farm holdings within the dwelling estate, it is somewhaffitalte di

to accurdely differentiate the households associated with these properties. It is useful to do this, because the mean value of
lifestyle blocks is around double the value of other residential properties. If lifestyle block residents are includathiggiseof
household types and residential property values, then the risk is that because they are generally higher income and net worth
households, there may be some distortions in the assessment of the relationships between household types and dwelling values.

68 The 2013 CAUs aggregate up the broadasehs in the spatial framework.
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Table3.7 - QLD Projected Urban Households 20086

. . Rationale
Year SNZ Low SNZ Medium SNZ High (2016)
2013 9,400
2016 11,100 11,100 11,100 11,100
2019 11,700 12,300 12,700 12,500
2026 13,400 14,600 15,500 15,100
2036 15,600 17,300 19,200 18,400
2046 17,400 19,800 23,100 21,800
2016-19 600 1,200 1,600 1,400
2016-26 2,300 3,500 4,400 4,000
2016-46 6,300 8,700 12,000 10,700
2016-19 % 5% 11% 14% 13%
2016-26 % 21% 32% 40% 36%
2016-46 % 57% 78% 108% 96%

Source: SNZ 2017; ME QLD Housing Model 2017
Key features include:

a. TheLowprojection would see an additionaBR0 households in urban locations by 2026 (out of
the total QLD increase 8f000, see Table 8.above) and 6 households by 2046 (out of the
total 7,300). This represents an increase @¥bover the three decades;

b. TheMediumprojection would see an additionab80 households in urban locations by 2026 (total
QLD increase 4,200), and@@&) households by 2046 (out of the total QLD 10,400). This represents
an increase 0f8% over the 20186 period;

c. TheHighprojection would se an additional 400 households in urban locations by 2026 (total
QLD 5,200), and2D00 households by 2046 (total QLD 14,000), an increase8éb tver the
period;

d. All three futures would see the urban share of total QLD households incr&éase the curent
81.5%, to accounting for &4% of growth in the period to 2016, and 85% to 87% of growth in the
period 2016 to 2046.

e. Nevertheless, there would also be significant growth outside the wivanonment of between
1,000 households (Low) and D0 hougholds (High) by 2046. This equates to average annual
growth of between 30 (Low) and 70 (High) households each year, compared with 210 (Low) to 400
(High) in urban locations.

3.3.2 Growth Projections bgroad Area

As noted, the household growth projections haeen developed by locatioar{d broadsub-area) within

QLD. One requirement of the NBBC is to assess demand by location within an urban economy. We note
that the projections are based on expected demand for each location, and at this point are assumed to be
not constrained by capacity limitn anylocation or sukarea

The basic division within QLD is between the wards of the District, with projections for Wakatipu Ward
(including Arrowtown) and Wanaka Ward. The estimates are summarised in Balolet8tal households
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by Ward and sularea for the period 201619 (short term), 20126 (medium term) and 20146 (|
term).

Table3.8 - QLD Projected Households by Juba 20162046

Short Term
Sub-Area 2016 Low 2019 Medium 2019 High 2019 Rationale 2019

Hshlds = Change Change % Hshlds Change Change % Hshlds Change Change % Hshlds Change Change 9
Queenstown 5,050 5,380 280 5% 5,330 280 6% 5,490 410 8% 5,410 340 7%
Arrowtown 1,110 1,230 40 3% 1,140 30 3% 1,180 70 6% 1,160 50 5%
Arthurs Point 300 400 40 11% 330 30 10% 340 30 10% 340 30 10%
Lake Hayes 1,040 830 160 24% 1,310 270 269 1,350 300 29% 1,340 290 28%
Jacks Point 250 180 50 389 360 110 44% 380 120 46% 370 110 42%
Other Wakatipu 1,110 1,410 170 14% 1,240 130 129 1,280 160 14% 1,260 150 14%
Wakatipu Ward 8,890 9,330 760 9% 9,730 840 9% 10,040 1,110 1294 9,890 980 11%
Wanaka 3,740 3,620 430 13% 4,210 470 13% 4,350 590 1694 4,280 530 14%
Hawea 380 460 40 109 410 30 8% 420 40 119 410 30 8%
Luggate 100 160 10 7% 110 10 109 110 10 109 110 10 109
Other Wanaka 480 720 60 9% 520 40 8% 540 50 10% 540 60 13%
Wanaka Ward 4,730 5,070 510 11% 5,260 530 11% 5,450 700 1594 5,350 610 13%
QLD 13,600 14,400 1,300 10% 15,000 1,400 10% 15,500 1,800 13% 15,300 1,700 13%
Medium Term
Sub-Area 2016 Low 2026 Medium 2026 High 2026 Rationale 2026

Hshlds  Change Change % Hshlds Change Change % Hshlds Change Change % Hshlds Change Change 9
Queenstown 5,050 5,890 790 15% 6,060 1,010 20% 6,460 1,380 27% 6,260 1,190 23%
Arrowtown 1,110 1,280 90 8% 1,230 120 119 1,330 220 20% 1,280 170 15%
Arthurs Point 300 480 120 33% 420 120 40% 450 140 45% 430 120 39%
Lake Hayes 1,040 1,010 340 51% 1,640 600 58% 1,720 670 64% 1,680 630 60%
Jacks Point 250 290 160 123% 590 340 136% 640 380 146% 610 350 135%
Other Wakatipu 1,110 1,660 420 34% 1,530 420 38% 1,640 520 469 1,580 470 42%
Wakatipu Ward 8,890 10,540 1,970 23% 11,480 2,590 29% 12,230 3,300 37% 11,850 2,940 33%
Wanaka 3,740 4,260 1,070 34% 5,010 1,270 34% 5,260 1,500 40% 5,130 1,380 37%
Hawea 380 540 120 29% 490 110 29% 530 150 39% 510 130 34%
Luggate 100 200 50 339 140 40 40% 140 40 40% 140 40 40%
Other Wanaka 480 840 180 27% 630 150 31% 670 180 37% 650 170 35%
Wanaka Ward 4,730 5,920 1,360 30% 6,280 1,550 33% 6,610 1,860 39% 6,440 1,700 36%
QLD 13,600 16,500 3,400 26% 17,800 4,200 319 18,800 5,100 37% 18,300 4,700 35%
Long Term
Sub-Area 2016 Low 2046 Medium 2046 High 2046 Rationale 2046

Hshlds = Change Change % Hshlds Change Change % Hshlds Change Change % Hshlds Change Change 9
Queenstown 5,050 7,090 1,990 39% 7,900 2,850 56% 9,280 4,200 83% 8,590 3,520 69%
Arrowtown 1,110 1,400 210 18% 1,500 390 35% 1,840 730 66% 1,670 560 50%
Arthurs Point 300 760 400 111% 710 410 137% 840 530 171% 780 470 152%
Lake Hayes 1,040 1,140 470 70% 1,990 950 91% 2,270 1,220 116%9 2,130 1,080 103%
Jacks Point 250 640 510 392% 1,320 1,070 428% 1,460 1,200 462% 1,390 1,130 435%
Other Wakatipu 1,110 1,900 660 53% 1,900 790 719 2,270 1,150 103% 2,090 980 88%
Wakatipu Ward 8,890 12,990 4,420 52% 15,320 6,430 729 17,950 9,020 101% 16,630 7,720 87%
Wanaka 3,740 5,520 2,330 73% 6,660 2,920 789 7,410 3,650 97% 7,040 3,290 88%
Hawea 380 820 400 95% 780 400 105% 890 510 134% 840 460 121%
Luggate 100 300 150 100% 220 120 120% 250 150 150% 230 130 130%
Other Wanaka 480 1,260 600 91% 980 500 104% 1,100 610 124% 1,040 560 117%
Wanaka Ward 4,730 7,840 3,280 729 8,660 3,930 83% 9,680 4,930 104% 9,170 4,430 93%
QLD 13,600 20,800 7,700 59% 23,900 10,300 76% 27,600 13,900 101% 26,000 12,400 91%

Source: ME QLDC Household Projections Model
Key features include:

a. All three futures would see the quanturh household growth greater in Wakatipu Ward than in
Wanaka Ward. However, in all futures the demand growth would be faster in percentage terms in
Wanaka Ward, and this would see a slight alteration in the balance between the two from the
current 67%:33%0 around 65%:35% by 2046;

b. In all futures there would be a fairly wide spread of growth, across the main town areas and the
newer outlying suburban areas. This quite broad spread, in combination with the modest size of
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both Queenstown and Wanaka, and thmited differences in the attributes of many loca
Wanaka and Queenstown, suggests there will be considerable scope for substitution, if some areas
are constrained for capacity relative to others.

3.4 HousingDemandoy Absentee Owners

Projecting gowth in demandfor dwellings by absentee owneis somewhatmore complexthan for
resident householdévhere one household generally equates to one dwelling)

5SYFYR F2NJ I 0adSyiSS 26ySNEQ K2fARF& | YR ikcMdBSa (G YS
the relative attractiveness of Queenstown Lakes as a place for both holidays and investment, and the
potential to rent dwellings on a shedrm basis(visitors) or longerm basis(residents). Demand is also
influenced by population growthind ecmomic conditionsn other areas of New Zealand and in overseas
markets, and consumer sentiment.

Purchasing a dwelling for holiday and/or investment is attractive for the opportunity to generate returns
through rental, and the potential for capital gairtie property marketas well ato holiday there This is
especially so in Dbecause the holiday dwelling estate is characterised by relatively high values, and
property prices there have consistently grown faster than the national average rate.

Strongeconomic times encourage investment in discretionary items like holiday homes, while poaer time
encourage divestment. Relative property priaesalso important QLD property values have increased
rapidly in the past few yeafsefer section6.6.1 ¢ marketindicators) which means investment there is
more expensiveelative to other opportunitieshan it has been in the past, and options for actions like
leveraging purchases off property owned in other locations where price increases have been slower.

Disparities in property values are commonly a key driver of investment in other regions or economies. This
is believed to have been an important influence on investment in New Zealand residential property in the
past decade, especiaftpm outflows of inestment funds from Asian economid@bkere are ufortunately

no statistics oroverseas investment in residential properiyie QLD address data indicates that 7.3% of
dwellings are overseas owned. More broathg,circumstance where evenmodestshare ofthe higher

wealth segments of a larger economgy be large relative to the total population of a smaller economy is

not unusual globally. Those higher wealth segmentslaleeto compete very effectivefgr residential
propertywith all marketsegmentof the smaller economywith abundant anecdotal evidence in parts of
9dzNR LIS 2F &adzadlydAiAlt 2@0SNESIFaA AygSadySyid AYLI O
particularly in strong tourism locations. At the same time, overseas investragritaw in or flow out in

response to conditions in the investor economies, so that there is potential for considerable fluctuation in
investment from offshoret KS D2 @SNy YSyiQa yS¢ LRtAOASAE G2 fAYA
property sector ee expected to influence this.

3.4.1 Demand for ShofTerm DwellindAccommodation

ANAYLI2 NI yld O2yaARSNIGA2Yy Aa (GKIFIG GK2t ARF&¢ RgSftf
dwellings, supported by demand for letggm rental (3 months or greater, predominantly usually resident
population and seasonal workforce) aaldofor shortterm rentalfor both short stay workers arfliday

makers.
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We have examined the shadrm accommodatiorpotential (primarily as dwelling rentalpased o
Recommendegbrojections of visitor numbers in private residential propeftjedeveloped for QLDC by
RationaleThese indicate some 41,800 visitors on the annual peak day, and 7,200 on the average day for
2016,increasing to 70,300 (+1.7%pa) and 11,700 (+1.7%pa) respectively By 2046

Allowing for 20% of this demand to be as guests of residents (that is, on an averbgevgayn 4% and

6% of resident households have staying guests) then the balance of ad@yatpmand may be assumed

to be in vacant or not usually occupied dwellings. Assuming a mean visitor group size of 2.5 to 2.7, this
would mean that on the average diaythe order of 45% to 55% of these dwellings would be occupied by
shortterm visitors. Mis does not mean that 45% to 55% of these dwellings are always occupied, and the
balance always unoccupied. Applying this to the estimated 4,000 dwellings which are not usually occupied
in 2016indicates 1,800 to 2,200 are occupied by stenn tenants am the average day.

Thepeak day demand is considerably greabeer four times the average daywesd with a substantially
higher share of visitors accommodatedNiB & A Ruists] @an@ considerably larger mean group isize
shortterm rentals veryfew of the not usually occupied dwellings wouldvaeant in the peakdowever,

the peak is very shalived and even allowing for both a summer and a winter peak (10 days in total), for
the balance of the year (around 97% of all days) the demand fortshmrtrentals is less than the total
capacity.

On that basis, the opportunity for the investment component of holiday dwellings is reflected much more
accurately in the figures for the average day rather than the peak, and this indicates that around @alf of th
total estate of not usually occupied dwellings may be driven by demand for-tatmrtvisitor
accommodation.

3.4.2 AibnbandCOther HolidayRental

Thegrowth ofshortterm rentalaccommodation in residential and town centre zoisewell established
globally and in QLD. There are an estimat@@6 Airbnb listingsin QLDas atSeptember2017, up from
2,884listings in October 2016 TheseAirbnbunits include both entire dwellings for ren(@8%or 2,875
dwelling3, and also spaceithin not usually occupied diB & A RSy (i ¥3% B 4 850 flistingsa &
Infometrics estimates a total sector of 5,000 dwellings, with many listing with two or more rental
mechanisms.

The overlap means it is not straightforward to apportioolidayrental capacity across the QLD dwelling
estate However, assumingther more traditional providers such as Bookabach have a slightly different
structure from Airbnb (80:20) this indicates up to 3,500 (70%) available dwahidgg to 1,50F30%)

availabé rooms make up the total supplhe logistics of renting out entire dwellings suggests these 3,500
will be very predominantly from withitne 4,000 or so not usually occupied dwellings87.5% of that

total estate. An unknown share will also be frortiiwinot usually occupied dwellings, though allowing for
15% of the total 1,500 suggests in total that 3,750 (3,500 + 250) would be in the not usually occupied estate.

69 This excludes visitors utilising commercial visitor accommodation (such as hotels, motels, camp groundgpackiebs)ck
70Based on the QLDC Recommended growth projegtiotal District.
71 Measuring the scale and scope of Airbnb in Queenstaes District, Infometrics. November 2017.
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This would leave a balance of up to 1,250 dwellings to accommodate demand forosingdeor par
dwellings. The potential idikely to beimited under the tenancy terms in rented dwellingisggestinghe

bulk of these would be in owneccupied dwellings The split is not known, we have allowed for 1,150
(92%) to be in owner occigal dwellings, and 100 (8%) in rented dwellings. These humbers would suggest
that 1,150 of the estimated 7,960 owner occupied dwellings (14.5%) and 100 of the 5,980 rented dwellings
(1.7%) would be part of the shadgrm holiday market capacity.

A key matter for this assessment is whether théiirholiday rentalmarketper seis likely to generate
additional demand for dwellings, over and above that from household grovathvned and rented
dwellingsg and demand from absentee owners for investingmoliday dwellings. There is no doubt that
holiday rentatoes provide opportunity to derivaibstantiaincome from private dwellingsvhich is likely
to affect demand for dwelling$iowever, this is likely to be limitedthe shortterm, for severateasons.

Airbnb itself attracted an estimated 14.1% of total commercial accommodation demand, the total sector
an estimated 15.8%. Growithlikely toderive fom tourism growth per se, plus an increase in the sector
share. Potential supply responseg & increase occupancy levels in the existing sector (the Airbnb
average is 36%, well below the 63% recorded by commercial accommodation), for owners of rental
accommaodation to shift away frolongterm rental for resident households &hortterm holidayrental,

and for owneroccupier households to increase their role within the holiday rental sector.

The first two responses indicate potential for existing dwellings to cater for additional demand in the
shorter term, although any conversion frdamgterm rental to holiday rental would increase price and
capacity pressure on the former. Currentbtal demand for holiday rental is in the order of 380,000 unit
nights (including 340,989 in Airbnb). This compares with an estimated 1,830,000 unit ogdvigglia in
longterm rental accommodatiofd, a split of 17%:83% his indicates that a shift away from the ldagn

rental sector may mean little more thampeo ratashift in the holiday rental capacity, because of the much
lower occupancy levels.

Theopportunityfor rental incomdrom shortterm lettingmay make dwelling ownership more feasible for
private householdsalthough the main effect may be on dwelling ownership rates as distinct from higher
demand for dwellings. To the extent tHaaliday remal will deliver greater total demand for private
dwellingsg mainly as a shift away from commereigitoraccommodatiorg, it also makes ownership of a
holiday/investment dwelling more feasible for an absentee owner. Theyéfaauld have some positive
effect on demand for holiday/investment dwellingiewever t is expected that the number of additional
dwellings that might be purchased solely on the basis fon#\eturns (as opposed to other motivations)

is anticipatedo bemarginal and arise as response to the underlying growth in tourism.

The potential for income can also be expected to encourage owners to modify their dwellings to
accommodateholiday rentalusers, and such modifications may in turn become availabllerigterm
(resident) rental as distinct from shddrm stayers. Countervailing this ithe portion of the available
housing stockconverting fromlongterm rental to shortterm letting which depending on its rate of
growth, will reduce opportunitiefor longterm rentalletting in QLD

725,720 rented dwellings, assuming 87.5% average occupancy is 1,830,000 nights annually.
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However, there is limited information on the extent to which there is potential for mdrebXiapaci
establishq is the Aibnb market already adequately served, especially because of the large number of
dwelingi 6 KAOK FNB y20 dzidz ffte& 200dzLJA SRK prépasdd dzy |y
regulations relating to visitor accommodatias part of Stage 2 of the Py act to dampen the extent

of shortterm dwelling rentdF.

For these reasons, we wowgdpect the Airbnb sector and similar sectbts have some positive effect on
demand for private housing and absentee owner housirspme parts of the DistrictVhileQLD already
has a weldeveloped tourism sector, and the available statistics indi@agabstantial share of usually
unoccupied dwellings are used for shtatm rental in any case¢he main unknowns are the potential for
further capture of market share from the commercial accommodation séstoch will be influenced by
changes in supplgf commercial accommodatignand any offsetting effects because of limited future
demand from overseas ownel§ there is a further shift of capacity away from ldegn rental toward
shortterm holiday rental, then that will place pressure on the {tmmg rental sector. At issue then is the
extent to which additional supply for that market can be feasibly supplied, and the extent to which such
demand may be met through such initiatives as KiwiBTiilg. expectation is taken into account in the
demandestimates.

3.5 TotalHousingbemand

Total dwelling demand is estimated from the household projections, and allowance for growth in each
aspect of absentee owner demand, recognising also the overlaps among these d$psetqrojections
form the basis of agssing housingufficiencylater in section 6.

3.5.1 Scenario Approach

Because of this wide range of influences, forecasting demand growth is complex, especially given the
fundamental changes likely to impact on purchasing by overseas entities. Rather tham mibdtirvariate
forecasting, we have adopted a scenario approach for assessinméoiumand high growth ranges for

both New Zealand based demand, and overseas based demand. The key considerations are:

a. the established pattern is for absentee ownersdntiheir dwellings to QLD residenBased on
current numbers, this suggesthat QLD household growtfgrowth in the usually resident
population)can be expectedtodrivie S Y YR F2NJ  6aSyiSS 26ySNBRQ A

b. the balance of demand is currently the 4,000 dwellings which are not usually ocdupied.
approximately half of those dwellings, shtmtm holiday demand is a key component of their
value as investmentsThedemand growth for these holiday dwellinggirently 1,650 New
Zealand owned and 350 overseas ownisdxpected to follow the trend fotourism (visitor)
growth, at a lower annual rate

73The impact of these proposed provisions is outsidestiope of this first HDCA.
We note thatwhile! ANl b. A& 2dziaARS GKS y2N¥Y Ay GSN¥ya 2F NByiGA
the holiday rental marketothers include Holiday Homes.co.nz and Book'a Bach.
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c. for the other dwellingsgrowth in demand is expected to reflect more the populat
economic drivers in the s& of New Zealand, and overseasisTther New Zealandlemand
growthis expected to be slower than growth in QLD itself, because population grisettrhere
is on average considerably less than in QLD, while the relative increase in QLD propertyllvalues wi
limit the ability of new investors to enter the mark&his would apply to the current base of
around 1,650 dwellings owned by purchasers from the rest of New Zealand.

d. demandgrowth from overseas absentee owners is expected to be substantially sloavethe
recent past, because of the restrictions on foreign ownership of hoUgiimis expected to result
primarily in some transfer effect between overseas and New Zealand based absentee owners.

3.5.2 QLD TotabistrictHousingdemandProjections

Based on these scenaridstal districtprojections have been prepared for low, medium and high futures
as well agthe QLD@Recommendetiousehold growth projectia(refer section 1.5.2).

These would see an increase in demand for dwellings over thet@@BI6 period of betweeid,800
dwellings (4%, Low) and 1800 dwellings (8%, High). The Medium projection would see an additional
11,600 dwellings (+#&%), while theQLD(rojection implies an additionaB1300 dwellingg+76%) These
projections are smmarised in Table @showing the projected changes over the 2016 to 2046 pefibé.
more detailed projections are set out in Tabl&03for the short, medium and lortgrm futures and for

the QLD rojections

Table3.9 - QLDTotal DistricProjected Housing Demand 202646

Low Change Change Medium Change Change High Change Change Rationale Change Change

AR 2016 o046 201646 % 2046 201646 % 2046 201646 % 2046  2016-46*
Owner-occupied 7,920] 12,120 4,200  53% 13,950 6,030  76% 16,080 8160  103% 15140 7,220 91U
Long-term Rental 5680| 8710 3030 53 10,020 4340  76% 11550 5870 10394 10,880 5200  92%
QLDowners 2,320 3,670 1,350  58% 4,230 1,910  82% 4,880 2,560 1109 4550 2,230  96%
Other NZ Ownefs  2,770| 4,390 1,620  58%| 5050 2,280  82%| 5830 3,060 110% 5440 2,670  96%
International Owner$ 590 650 60 10%) 730 140 24%) 840 250 42%) 790 200 34%)
Other NZ-Investment 1,650 2,090 240 214 2480 830 509 3,000 1440 879 2430 780 47%
Other NZ-Holiday 1,650 1,760 110 794 2,020 370 2294 2,400 750 459 1,740 90 504
Other NZ-Total 3,300| 3,850 550 179 4,500 1,200 36 5490 2190 669 4,170 870  26%
International-Investment 350 370 20 6% 390 40 119 430 80 23% 360 10 3%
International-Holiday 350| 360 10 394 370 20 6% 390 0 1% 350 : 04
International-Total 700|730 30 494 760 60 9 820 120 17% 710 10 14

17,600 25,400 | 33,900 30,900

Source: ME QLD Housing Model 2017. Figures have been rounded.

75Where equivalent detail isot provided in theQLD@rojections, M.E has applied the same structure/approach as for the other
SNZ projections.
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Table3.10- QLDTotal DistricProjected Housing Demaig Future20162046

2016-26

Housing Demand 2016 2019 2026 2046 2016-19 2016-19 % 2016-26 % 2016-46 2016-46 %
High Projection
Owner-occupied 7,920 9,020 10,950 16,130 1,100 14% 3,030 38% 8,210 104%
Long-term Rental 5,680 6,480 7,850 11,500 800 14% 2,170 38% 5,820 1029%
QLD owners 2,320 2,660 3,240 4,860 340 15%) 920 40% 2,540 109%
Other NZ Owners 2,770 3,170 3,870 5,810 400 14% 1,100 40%) 3,040 110%)
International Owner: 590 650 730 830 60 10% 140 24% 240 41%)
Other NZ-Investment 1,650 1,770 2,080 3,090 120 7% 430 26% 1,440 87%
Other NZ-Holiday 1,650 1,750 1,940 2,400 100 6% 290 18% 750 45%
Other NZ-Total 3,300 3,520 4,020 5,490 220 7% 720 22% 2,190 66%
International-Investment 350 360 370 430 10 3% 20 6% 80 23%
International-Holiday 350 360 370 390 10 3% 20 6% 40 119
International-Total 700 720 740 820 20 3% 40 699 120 179

17,600 19,700 23,600

Medium Projection

Owner-occupied 7,920 8,730 10,370 14,000 810 10% 2,450 319 6,080 77%
Long-term Rental 5,680 6,270 7,430 9,970 590 10% 1,750 319 4,290 769
QLD owner$ 2,320 2,570 3,070 4,210 250 11%) 750 32% 1,890 81%

Other NZ Owners 2,770 3,070 3,670 5,030 300 11%) 900 32% 2,260 82%
International Owner: 590 630 700 730 40 7% 110 19% 140 24%)

Other NZ-Investment 1,650 1,730 1,920 2,480 80 5% 270 16% 830 50%
Other NZ-Holiday 1,650 1,700 1,810 2,020 50 3% 160 10% 370 22%
Other NZ-Total 3,300 3,430 3,730 4,500 130 4% 430 13% 1,200 36%
International-Investment 350 350 360 390 - 0% 10 3% 40 1194
International-Holiday 350 350 360 370 - 0% 10 3% 20 6%
International-Total 700 700 720 760 - 0% 20 3% 60 9%

17,600 19,100 22,300 271%

Low Projection

Owner-occupied 7,920 8,380 9,610 12,160 460 6% 1,690 21% 4,240 549
Long-term Rental 5,680 6,020 6,890 8,670 340 6% 1,210 21% 2,990 53%
QLD owners 2,320 2,470 2,840 3,660 150 6% 520 22%) 1,340 58%

Other NZ Owners 2,770 2,950 3,400 4,370 180 6% 630 23%) 1,600 58%
International Owner: 590 610 650 640 20 3% 60 10%) 50 8%

Other NZ-Investment 1,650 1,690 1,800 2,090 40 2% 150 9% 440 27%
Other NZ-Holiday 1,650 1,680 1,730 1,760 30 2% 80 5% 110 7%
Other NZ-Total 3,300 3,370 3,530 3,850 70 2% 230 7% 550 17%
International-Investment 350 350 360 370 - 0% 10 3% 20 6%
International-Holiday 350 350 350 360 - 0% - 0% 10 3%
International-Total 700 700 710 730 - 0% 10 199 30 4%

Total 17,600 18,500 20,700

Rationale Recommended Projection

Owner-occupied 7,920 9,020 10,920 15,140 1,100 16% 3,000 38% 7,220 91%
Long-term Rental 5,680 6,480 7,830 10,880 800 14% 2,150 38% 5,200 92%
QLD owners 2,320 2,660 3,230 4,550 340 15% 910 39%) 2,230 96%)

Other NZ Owners 2,770 3,170 3,860 5,440 400 14% 1,090 39%) 2,670 96%)
International Owner 590 650 730 790 60 10% 140 24% 200 34%)

Other NZ-Investment 1,850 1,970 2,220 2,250 120 6% 370 20% 400 22%
Other NZ-Holiday 1,850 1,960 2,100 1,890 110 6% 250 14% 40 2%
Other NZ-Total 3,700 3,930 4,320 4,140 230 6% 620 17% 440 129%
International-Investment 370 380 390 390 10 3% 20 5% 20 5%
International-Holiday 370 380 390 370 10 3% 20 5% - 0%
International-Total 740 760 780 760 20 3% 40 5% 20 3%

18,040 20,200 30,900 2,200 32% 12,900

Source: ME QLD Housing Model 2017. Figures have been rounded.

Key features are as follows:
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Low Growth

a. The Low growth projection would see a total demand increase of 3,100 dwellings by 2026 (+18%),
and 7,800 dwelling®y 2046 (+44%), driven primarily by growth in the number of resident
households (2,900 to 2026 (+21%) and 7,230 to 2046 (+53%);

b. The largestiagle component of demand growth is for owszecupied dwellings at 196 by 2026
(+21%) and 44D dwellings by 2046 (+53%). In addition, there would be demand for an additional
1,210 dwellings fofongterm rental by 2026 (+21%), ametarly3,000 dwellings (+53%) by 2046.

Of those, an estimated 156 would be owned by absentee owners (primarily from elsewhere in
New Zealand);

c. Additional demand for investment dwellinggl@4dwellings) and holiday dwellings not used for
rental (110 dwellings) is alsexpected to arise primarily from demand from elsewhere in New
Zealand.

d. Allowing for a 15% margin on top of projectedgterm demand growth, the total projected
increase in demand would be 9,000 dwellings, compared with 7,800 under the Low future. This
would take total dwellings to 26,600 by 2046, rather than 25,400, an additional 1,200.

Medium Growth

e. The Medium growth projection would see a total demand increase of 4,700 dwellings by 2026
(+27%) and 11,600 dwellings (+66%) by 2046. This graWiveis mainly by growth in the number
of resident households of 4,200 by 2026 (+31%) and 10,370 by 2046 (+76%);

f. The projected growth includes demand for an additionab@ dwellings by 2026 from owner
occupier households and & dwellings (+7%6) by 2046There would also be demand for 307
dwellings folongterm rental by 2026 (+31%), and280 dwellings by 2046+76%,)of which an
estimated 2,80 would be owned by absentee owners (primarily from elsewhere in New Zealand);

g. Additional demand for investamt dwellings (20 by 2026, and® dwellings by 2046) and holiday
dwellings not used for rental§Q by 2026 and A dwellings by 2046) is expected to arise primarily
from demand from elsewhere in New Zealand.

h. Allowing for a 15% margin on top of projetiengterm demand growth, the total projected
increase in demand would be 13,300 dwellings, compared with 11,600 under the Medium future.
This would take total dwellings to 30,900 by 2046, rather than 29,200, an additional 1,700.

HighGrowth

a. The High gwth projection would see a total demand increase of 6(i@éllingsby 2026(+34%)
andan additionall6,300 dwellingby 2046(+93%).

b. The growth is driven primarily by demand from resident households with an additional 5,200 by
2026 (+38%), and 14,089 2046(+103%);

c. The major share of demand growth would be from an additiorZl08dwellings for owner
occupier households (62%), and 820 dwellings for longerm rental, of which an estimated
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3,280 would be owned by absentee owners (primarily fronewltsere in New Zealand
scenario allows for a net gain in dwelling ownership rates, consistent with the high growth overall;

d. Additional demand for investment dwellings3@4by 2026, and 240 dwellings by 2046) and
holiday dwellings not used for reh{@90 by 2026 and50 dwellings by 2046) is expected to arise
primarily from demand from elsewhere in New Zealand.

e. Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would be 18,700 dwellings,pamed with 16,300 under the High future. This
would take totadwellingsto 36,300by 2046, rather thar83,90Q an additional 2,400.

QLD@®ecommendeHrojection

a. TheQLDrojection, between the SNZ Medium and High projections, would see a total demand
increase of 2,900dwellings (¥2%), again driven by growth in the number of resident households
(12420 or +91%);

b. This includes demand for an addition20 dwellings for ownepccupier households $t%), and
5,200dwellings folongterm rental.

c. TheQLD@rojection assumes a total of 4,888cantor not usually occupied dwellings as at 2046
(up from their estimated 420 interpolated for 2016)more than the Low projection (4,580) but
belowthe Medium (5,800 and the kgh projection 6,840).

d. Howeverpecause th&@LD@rojection starts from a higher base for 2016, the net incregaset
usually occupied dwellingssubstantially lower, @60 dwellings or +0% over thdongterm. The
number of dwellings for absentee owners waddresent a substargily smaller share of the total
estate (16% compared with the current 23%). SimeeQLDCprojection is from a different
methodology, thedivision applied here is for illustrative purposes only.

e. Allowing for a 15% margin on top of projectedgterm demand growth, the total projected
increase in demand would b&,800dwellings, compared with21900under the QLD uture.
This would take total dwellings t@ 800by 2046, rather than@®90Q an additional,90Q

Comparison witQLD@rojection

The projections developed here grenerallyconsistent with th&QLDrojections for resident household
growth (occupied dwellingsyvith the QLDQprojections sittingust above the mighoint between the
Medium and High projections

However, theadoptedfiguresare higherthan the QLDGstimatesfor dwellings not usually occupieibr
the medium and high projections

TheQLD®rojectionshave substantially lower growth over the 2E€A®46 period for unoccupied dwellings
(0.7%pa) than for occupied dwelling8.1%pa). TheQLDCbase figure for 2016 is 42 unoccupied
dwellings, some 11%2Z2adwellings) higher thaa ® 9eS§lithates.

TheQLDGrojected growth rate also show a shift toward Wakatipu Ward, with growth there of +1.1%pa
(net gain of 820 unoccupied @llings) compared with a decrease in Wanaka War@% pa, net reduction
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of 375 dwellings unoccupied). This implies a net transfer of some 16% of currently unoccupie
occupancy by resident households.

This indicates a shift in the structure of the dwelling estate, from the current 76%:2406cspigied to
unoccupied) toa future split of 84%:16% with an associatedecline in the relative importance of
investment /holiday dwellingsThis would reflet a gradual takeover of the investment/holiday estate

the resident population, and/or a decline in the relative popularity of QLD for holiday and investment
dwellings.

3.5.3 QLD UrbaiinvironmentHousing Demand Projections

Much of the demand growth would aei in urban QLD. The outlook is summarised in Bdldland shown

for each time periodnd growth futuren Table 312. The urban projections allow for a progressively higher
share of growth to accrue to urban QLD, including because of the substaritiahatldapacity within the

urban boundary. Currently, the dwelling estimates show 76.1% are within urban QLD, the high projection
indicates 81% of growth would be urban, the medium projection 83%, and the low projection 85%.

Table3.11 - QLDUrbanProjected Housing Demand 202646

. Change Change Medium Change Change | . Change Change Rationale Change Change
Housing Demand 016 Low2046 31645 0 2046 201646 % 912096 o165 0 2046 2016-46* %
Owner-occupied 6,540 10,220 3,680 5694 11,750 5,210 80% 13,570 7,030 107% 12,660 6,120 94%
Long-term Rental 4,550 7,100 2,550 56% 8,170 3,620 80% 9,430 4,880 107% 8,800 4,250 93%

QLD owners 1,860 3,000 1,140 61% 3,450 1,590 85% 3,990 2,130 115% 3,720 1,860 100%

Other NZ Owners 2,220 3,580 1,360 61%) 4,120 1,900 86% 4,760 2,540 114% 4,440 2,220 100%
International Owner$ 470 530 60 13% 600 130 28% 680 210 45%) 640 170 36%

Other NZ-Investment 960 1,210 250 26% 1,440 480 50% 1,800 840 88% 1,620 660 69%
Other NZ-Holiday 960 1,020 60 6% 1,170 210 2294 1,390 430 45% 1,280 320 33%
Other NZ-Total 1,920 2,230 310 16% 2,610 690 36% 3,190 1,270 66% 2,900 980 51%
International-Investment 200 210 10 5% 230 30 159 240 40 209 240 40 20%
International-Holiday 200 200 - 0% 210 10 5% 220 20 10% 220 20 10%
International-Total 400 410 10 2% 440 40 1094 460 60 159 460 60 15%

13,400 20,000 26,700 24,800

Source: ME QLD Housing Model 2017. Figures have been rounded.
Key features are as follows:

Low Growth

a. The Low growth projection would see a total demand increase of 2,500 dwellings in urban QLD by
2026 (+19%), and @)0 dwellings (+49%)y 2046 As with the total District, the expected growth
would be driven primarily by the increase in resident households, with 2,400 to 2@26) (a2d
6,230 to 2046 (+56%);

b. The main component of demand growth is for owoecupied dwellings at 118 by2026 (+22%),
and 3680 dwellings by 2046 (+56%).

c. As well, there would be demand for anoth@3wellings fofongterm rental dwellings by 2026
(+22%), and 850 (+56%) by 2046. Of those, an estimatet?d would be owned by absentee
owners, in most insinces from elsewhere in New Zealand;
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d.

Additional demand for investment dwellings in urban QLD is estimatds) atwllings, an
70 holiday dwellings not used for rental, again primarily through demand from elsewhere in New
Zealand.

Allowing for a 15% angin on top of projectedongterm demand growth, the total projected
increase in demand would Be500dwellings, compared with,600under theLowfuture. This
would take totalrbandwellings ta20,900by 2046, rather tha20,00Q an additiona®00.

MediumGrowth

a.

b.

The Medium growth projection would see a total demand increase of 3,700 dwellings in urban QLD
by 2026 (+28%) and 9,600 dwellings (+72%) by 2046. This would be driven mainly by the increase
in resident households 8{470 by 2026 (+136) and,830 by 2046 G0%);

The projected growth includes demand for an additiond® dwellings by 2026 from owner
occupier households andA0 dwellings (80%) by 2046with rented dwellingsassumed to
increase at the same raté here would also be demarfior 1430 dwellings fotongterm rental
by 2026 (+3%), and 320 dwellings by 2046, of which an estimag&@30would be owned by
absentee owners;

Additional demand for investment dwellindggQby 2026, anéd10dwellings by 2046) and holiday
dwellings ot used for rental40 by 2026 an@20dwellings by 2046) is expected to arise mainly
from absentee owners in other parts of New Zealand.

Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would 4,000 dwellings, compared witB,600under theMediumfuture.
This would take totalrbandwellings ta24,400 by 2046, rather tha@3,000, an additional,,4Q0.

HighGrowth

a.

The High growth pijection would see total growth in urban QLD of 4,800 dwellings by 2026 (+36%)
and 13,D0 by 2046 (+98%).

The growth is driven mainly by demand from resident households, with an estimated 4,380 by 2026
(+40%), and 1119 by 2046 (+107%));

The major share oflemand growth would be from an additionaD30 dwellings for owner
occupier households (+107%), an880, dwellings for longerm rental, of which an estimated
2,79 would be owned by absentee owners;

Additional demand for investment dwellings is estedait 80 by 2046, and%D holiday dwellings
not used for rental.

Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would i®&,200dwellings, compared with3,200under theHighfuture. This
would take totalurbandwellings ta28,600by 2046, rather tha6,70Q an additional,90Q
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Table3.12- QLD Urban Projected Housing Dembapé&uture 20162046

Housing Demand 2016 2019 2026 2046  2016-19 20106'19 201626 20626 501645 201646
% % %

High Projection
Owner-occupied 6,540 7,500 9,120 13,570 960 15% 2,580 39% 7,030 1079
Long-term Rental 4,550 5,230 6,350 9,430 680 15% 1,800 40% 4,880 1079
QLD ownerg 1,860 2,140 2,620 3,990 280 15% 760 41%) 2,130 115%
Other NZ Ownells 2,220 2,560 3,130 4,760 340 15% 910 41%, 2,540 114%
International Owners 470 530 590 680 60 13% 120 26%) 210 45%
Other NZ-Investment 960 1,030 1,210 1,800 70 7% 250 26% 840 88%
Other NZ-Holiday 960 1,020 1,130 1,390 60 6% 170 18% 430 45%
Other NZ-Total 1,920 2,050 2,340 3,190 130 7% 420 22% 1,270 66%4
International-Investment 200 200 210 240 - 0% 10 5% 40 20%
International-Holiday 200 200 210 220 - 0% 10 5% 20 10%
International-Total 400 400 420 460 - 0% 20 5% 60 159

Total 13,410 15,200 18,200 26,700 1,800 13% 36%

Medium Projection

Owner-occupied 6,540 7,250 8,580 11,750 710 11% 2,040 31% 5,210 80%
Long-term Rental 4,550 5,050 5,980 8,170 500 11% 1,430 31% 3,620 80%
QLD ownerg 1,860 2,070 2,470 3,450 210 11%) 610 33% 1,590 85%

Other NZ Ownells 2,220 2,470 2,950 4,120 250 11%) 730 33% 1,900 86%
International Ownerg 470 510 560 600 40 9% 90 19%) 130 28%)

Other NZ-Investment 960 1,000 1,120 1,440 40 49% 160 17% 480 50%
Other NZ-Holiday 960 990 1,050 1,170 30 3% 90 9% 210 22%
Other NZ-Total 1,920 1,990 2,170 2,610 70 49 250 13% 690 36%
International-Investment 200 200 210 230 - 0% 10 5% 30 15%
International-Holiday 200 200 200 210 - 0% - 0% 10 5%
International-Total 400 400 410 440 - 0% 10 3% 40 1094

14,700 17,100

Low Projection

Owner-occupied 6,540 6,950 7,950 10,220 410 6% 1,410 22% 3,680 56%
Long-term Rental 4,550 4,840 5,540 7,100 290 6% 990 22%] 2,550 56%
QLD ownerg 1,860 1,980 2,290 3,000 120 6% 430 23%) 1,140 61%)
Other NZ Ownerls 2,220 2,370 2,730 3,580 150 7% 510 23%) 1,360 61%)
International Owners 470 490 520 530 20 4% 50 11%) 60 13%)
Other NZ-Investment 960 990 1,050 1,210 30 3% 90 9% 250 26%
Other NZ-Holiday 960 980 1,010 1,020 20 294 50 5% 60 6%
Other NZ-Total 1,920 1,970 2,060 2,230 50 3% 140 7% 310 16%
International-Investment 200 200 200 210 - 0% - 0% 10 5%
International-Holiday 200 200 200 200 - 0% - 0% - 0%
International-Total 400 400 400 410 - 0% - 0% 10 3%
Total 13,400 14,200 16,000 2,500 19%
Total with Margin 14300 16,400 20,900 3000 22%
Rationale Recommended Projection
Owner-occupied 6,540 7,390 8,880 12,660 850 13% 2,340 36% 6,120 94%
Long-term Rental 4,550 5,150 6,180 8,800 600 13% 1,630 36% 4,250 93%
QLD ownerg 1,860 2,110 2,550 3,720 250 13% 690 37%) 1,860 100%
Other NZ Ownerls 2,220 2,520 3,050 4,440 300 14% 830 37%) 2,220 100%
International Owners 470 520 580 640 50 11% 110 23%) 170 36%)
Other NZ-Investment 960 1,020 1,170 1,620 60 6% 210 22%] 660 69%
Other NZ-Holiday 960 1,010 1,090 1,280 50 5% 130 14% 320 33%
Other NZ-Total 1,920 2,030 2,260 2,900 110 6% 340 18% 980 51%
International-Investment 200 200 210 240 - 0% 10 5% 40 20%
International-Holiday 200 200 210 220 - 0% 10 5% 20 10%
International-Total 400 400 420 460 - 0% 20 5% 60 159

13,400 15,000 17,700 24,800 1,600 12% 4,300 32% 11,400

Source: ME QLD Housing Model 2017. Figures have been rounded.

Pagd 119



QLD@®Recommende@rowth

a. TheQLDQyrowth projection would see total growth in urban QLDB}&00dwellings by 2026
(+32%) and 1400 by 2046 (+85%).

b. The growth is driven mainly by demand from resident households, with an estBr@iédy 2026
(+36%), and @,370by 2046 (94%);

c. The majorshare of demand growth would be from an additiondl28, dwellings for owner
occupier households (4%), andt,250dwellings for londerm rental, of which an estimated380
would be owned by absentee owners;

d. Additional demand for investment dwellingessimated aZ00 by 2046, and4) holiday dwellings
not used for rental.

e. Allowing for a 15% margin on top of projectedgterm demand growth, the total projected
increase in demand would He,100dwellings, compared witth1,400under the QLD uture.
This would take totalrbandwellings ta26,500by 2046, rather tha@24,80Q an additional,70Q

3.5.4 NPSUDC Growth Margins

Under Policy C1 of the NP®C, councils must provide forat RRAGA 2yl f YI NBAY 2F 1
capacity over and alhS LINE 2 S O of 20% irRt& $hory a@dd mediuterms, and 15% in the loag
term. This means that the projected increases in demand need to be factored up by 20% and 15%

respectivelyf, to identify potential total future demanit

Adopting the NREIDC gulance to apply the SNZ medium projection for the base case future, it is also
instructive to examine the future outcomes plus the margin. For QLD total:

a. the medium projection indicates an additional 1,400 resident households by 2019, with 4,200 more
by 2035, and 10,400 by 2046, compared with 2016;

b. the medium projection plus 20% margin indicates an additional 1,680 resident households by 2019,
with 5,040 by 2026, and 11,960 by 2046;

c. the SNZ high projection indicates an additional 1,900 resident househoRfs &ywith 5,200
more by 2026, and 14,000 by 2046.

76 For this first HDCA, QLDC have adopted the margins recommended in {®QRBidance. This will be reviewed in future
updates.

77 This factoring applies to the demand growth, not to the total demand projected for each future time. If it were appliald to to
projected demand, then the resulting implied growth rates would be far in excess of the SNZ growth rates. For example, in QLD
the SNZ medium growth for the 202619 period indicates a 5% increase in household numbers, whereas factoring up the 2019
by a further 20% would indicate 25% growth. Similarly, for the 2026 mediomthe SNZ medium projection is for 15% growth,
factoring up the 2026 total would imply 35% growth; and for 2046-teng, the SNZ medium projection is for 42% growth,
factoring up the 2046 total would imply 57% growth.
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Figure3.5 - QLDHousehold Projections with NR®C Margir2019-2046
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This means that the SNZ high projection easily encompasses the medium plus 20% margin throughout the
longterm. Figure 3.5 compares the total demand outcomes in 2019, 2026 and 2046, showing medium
growth, medium growth plus 20&thd 15%margin, and high pjection.

3.6 DetailedResident Householdousing DemandApproach

The NPSUDC requires that there is sufficient capacity for total housing demand. In the case of QLD,
demand for investment/holiday dwellings from those residing outside the district is a rdidista
componentc 22.7% currently and expected to be in excess of 18% into the longer term.

This is a substantially higher share of the total estate than all other urban economies in New Zealand with
a population of greater than 30,000 persons (the SNB 26timate is 34,700). It is important to recognise

this in relation to a number of the key NBBC requirements, particularly in relation to housing
affordability, the efficient operation of the housing markednd the provision for feasible housing
devebpment

The requirements for affordability apply predominantly to the @didentpopulation. As a matter of

logic, for purchasers of investment/holiday dwellings in QLD, affordability is not a matter for concern
because those households/entities are gasing a second dwelling, and such purchassy be seen as
discretionary rather than essential. In effect, the purchasers from elsewhere in New Zealand or overseas
are in the higher income and resource echel@msl are generally better able to afforccead dwellings

for holiday / investment purposeshis is especially so where rental levels are comparatively high, as in
QLD.The same effect arises in regard to the feasibility of residential development, where higher priced
dwellings may be out of theach of middle income resident households, but within reach of investors.
This means fewer demand constraints on residential developments in the higher value bapesially

for overseas absentee owners, whose dwell@gesareon average some 226%above those owned by

QLD entities.
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A priorj we may expect that the distribution of dwelling values for additional absentee o
elsewhere in New Zealand, or overseas, would be close to the current patterhis, in dwelling value
terms, we mayroadly expect @ro rataincrease in absenteewned dwellingén each value band.

There is some indication that housing suppQLDhas lagged behind demand, especially in terms of
affordable dwellings for lower and middiecome households. However ette is no indication of a net
housing shortfall aéquivalent scale arature tothat of Auckland for examplé&n important reason is that
the total dwelling estat€17,600)is considerably larger than the requirements of the usually resident
population(13,600 householdswhich means there is potential for resident households to be terifants
they cannot afford to be owners

In the remaining parts ekction3 of the HDCA, the focus is on the futbhmisingdemand of QLEesident
householdstaking io account the current patterns of dwelling ownership and occupancy of dwellings by
households of each type, and in each income band. This assessment is base@ueetistown Lakes
District Housing Mod@017, developed by M.E to provide key informatémd analysis to meet NRBC
requirements.Referto Appendix5 for a full description of the Model and the way in which it has been
applied for this HDCA.

We note that this assessment covers QLD resident households, and the demand for dwellingtyjpé each
and value of those resident households. It does not include demand from absentee owners of investment
and holiday dwellings other than those rented by resident QLD households

3.7 QLDHousing Demand 261

This section details the estimated housing demamd supply side situation as at June YE P@$éd on

the approach outlined above and Appendix 5. This for the estimated 13,600 resident households
estimated fottotal QLD, from the resident population of 34, 700nitially it provides some key arfnation

from the 2013 Census for the district population as a wittoda it focuses on the 2016 estimated situation

for population and household$he base assessment covistal QLD total andncludesQLD urban It

does not examine urban QLDitself, most notably because urban QLD accounts for a major share (82%)
of the total QLD resident households, and there are quite limited demographic differences between urban
QLD and total QLD. There are clearly close links between urban and ruraFge®s 36 shows the
similarities between QLD total and urban QLD, in terms of types of resident hous€lwwissquentlythe
patterns examined in the following sections for QLD total are also closely representative of the pattern for
urban QLD.

8SNZ, 2017.
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Figure3.6 - QLD Total and Urban QLD Household Types 2016
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3.7.1 Household Type and Dwelling T904.3

The firstkey indicatoiis the pattern of housing demand in terms of dwellings occupied by each household
type, as aCensus 2013. Tablel3.and Figure 3.show the overall pattern fad@LDat that time, for urban
and rural households. This is not differentiated by dwelling value.

The 2013 Census data provides detai®fé20householdout of 11,700identifiedon Census night i@LD
The analysis achievesasonablygood coverage of households as at Census rgbt)( and83% of the
estimatedl11,700resident private households as at June 2013. The@essus enumeration process does
not estimate the dwellingshich were occupied by households absent on Census night.

Nevertheless, the available data does provide a solid base for estimating the household type to dwelling
type and dwelling value patterns fQi.Dand is the most comprehensive available.
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Table3.13 - QLDDwelling Occupancy by Household Tfal District013

One Multi- .

. Couple 2 Parents 2 Parents 1 Parent .. Non-Family Hhid Type
RUGEIIIRT L Pﬁﬁgn Hhid  1-2chn  3+chn  Family Zahrlrl;'sy Hhlos R eI Eealihid:
Separate house 1,110 2,720 2,010 350 350 70 300 - 6,910
2+ dwellings in 1-storey 230 250 130 10 30 - 50 - 700
2+ dwellings in 2- to 3-store 270 560 230 10 50 20 230 - 1,370

2+ dwellings in 4+ storey - - - - - - - - -
2+ dwellings nfd - - - - - - - - -

Other private dwellings 10 10 - - - - - - 20
Private dwelling nfd 190 110 60 10 20 - 30 300 720
Total Private Dwellings 3,650

Structure % by Household type

Separate house 61.3% 74.5% 82.7% 92.1% 77.8% 77.8% 49.2% 0.09 71.19
2+ dwellings in 1-storey 12.7% 6.8% 5.3% 2.6% 6.7% 0.0% 8.2% 0.09 7.29
2+ dwellings in 2- to 3-store 14.9% 15.3% 9.5% 2.6% 11.1% 22.2% 37.7% 0.09 14.19
2+ dwellings in 4+ storey 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.09 0.09
2+ dwellings nfd 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.09 0.09
Other private dwellings 0.6% 0.3% 0.0% 0.0% 0.0% 0.0% 0.0% 0.09 0.29
Private dwelling nfd 10.5% 3.0% 2.5% 2.6% 4.4% 0.0% 4.9% 100.09 7.49
Total Private Dwellings 100% 100%

Overall Structure

Separate house 11.4% 28.0% 20.7% 3.6% 3.6% 0.7% 3.1% 0.09 71.19
2+ dwellings in 1-storey 2.4% 2.6% 1.3% 0.1% 0.3% 0.0% 0.5% 0.09 7.29
2+ dwellings in 2- to 3-storey 2.8% 5.8% 2.4% 0.1% 0.5% 0.2% 2.4% 0.09 14.19
2+ dwellings in 4+ storey 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.09 0.09
2+ dwellings nfd 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.09 0.09
Other private dwellings 0.1% 0.1% 0.0% 0.0% 0.0% 0.0% 0.0% 0.09 0.29
Private dwelling nfd 2.0% 1.1% 0.6% 0.1% 0.2% 0.0% 0.3% 3.19 7.49

Total Private Dwellings 37.6%
Source: Census 2013

The key parameters of current (2013) housing demand are:

a. Separate houses (detached) are the dominant dwelling type (6,910 dwellifh4 %);

b. Attached dwellings (town houses, terrace houses and apartments) account for 2,090 dwellings or
21.5% of the total estate;

c. Some 6.4% of all private dwellings (720) were identified as dwellings at the Rensese not
further defined as being dethed or attached. This means that the share of dwellings which are
RSGIFIOKSR 2NJ aidlyRIFIf2yS YIe& 6S Fa KAIK Fa 1y
FGdlFr OKSR &aKINBX YlI& 0SS Fta KAIK |a Hy Opationdo AT |-
was between the two extremes, with detached dwellings accounting for 71% to 75%, and attached
dwellings between 25% and 29%;

d. Of the attached dwellings, about ctt@rd (700, 7.2% of the total) are single level, typically town
house and home uniypology;

e. Some 1,370 attached dwellings are in buildings of 2 or 3 levels (14.1%). The Census did not identify
any dwellings in buildings of 4 levels or more (predominantly apartments), though there may be
some of these in the 720 dwellings which were refirgbd.
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Figure3.7 - QLDDwelling Occupancy by Household Type 2013
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There are some differences among household types in the dwellings occupied as at 2013. Single person
households show a higher propengitgn average (38.7%) to occupy attached dwellings, especially single
level dvellings. Norfamily households (usually flatting structures) show relatively high occupation of
attached dwellings, with around half in attached dwellings. However, among otisghadd types, the

pattern is similar, with detached dwellings predominant. This is not unexpected for an economy the size of
v[5Qazr FfliK2dzZAK GKS NBOSyid adNRy3a 3INRgGK NI GSa
proportion of attached dwellings somewhat above the national average.

3.7.2 Dwelling Type and Household Inco204.3

Broad patterns are also evident in dwelling occupancy among household income groups. These are shown
in Table 34. The key features are:

a. Lower income households show genegedater propensity than average to reside in attached
dwellings, while higher income households show much higher than average propensity to reside in
detached dwellings;

b. To a degree, these patterns reflect the household types, especially with olderasidgieuple
households on low to lovmedium incomes showing some preference for attached dwellings. This
GLINSEFSNBY OS¢ YI@ 0S olaSR 2y OHepdttds in ED akedg St f
not as marked as in larger urban economies such dsahac where there is greater differentiation
by income, and the range of dwelling types is more comprehensive.
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M.Enotesthat for consistencwith the Census data, the household income bands used in 2013 a

in the table. The Census income babdsadly indicate five dwelling quintiles.

Table3.14 - QLDDwelling Occupancy by Household Income 2013

Household Income ($000)

Income <

Income

Total

Dwelling Type
Separate house
2+ dwellings in 1-storey

2+ dwellings in 4+ storey
2+ dwellings nfd

Other private dwellings
Private dwelling nfd

Total private dwellings
Structure by Income Band

2+ dwellings in 2- to 3-store}

$30K
730
130
160

10
70

Income  Income
$30-50K $50-70K
910 1,060
140 130
200 190
- 10
60 70

$70-100K

Separate house
2+ dwellings in 1-storey

2+ dwellings in 4+ storey
2+ dwellings nfd

Other private dwellings
Private dwelling nfd

Total private dwellings
Overall Demand Structure

2+ dwellings in 2- to 3-store)

66.4%
11.8%
14.5%
0.0%
0.0%
0.9%
6.4%

69.5%
10.7%
15.3%
0.0%
0.0%
0.0%
4.6%

72.6%
8.9%
13.0%
0.0%
0.0%
0.7%
4.8%

73.5%
7.7%
15.5%
0.0%
0.0%
0.0%
3.3%

Separate house
2+ dwellings in 1-storey

2+ dwellings in 4+ storey
2+ dwellings nfd

Other private dwellings
Private dwelling nfd

2+ dwellings in 2- to 3-storey

7.5%
1.3%
1.6%
0.0%
0.0%
0.1%
0.7%

9.3%
1.4%
2.0%
0.0%
0.0%
0.0%
0.6%

10.9%
1.3%
1.9%
0.0%
0.0%
0.1%
0.7%

13.6%
1.4%
2.9%
0.0%
0.0%
0.0%
0.6%

Income  Income
$100K + Not Stated

2,130 760

90 80
330 220
50 420

81.9% 51.49
3.5% 5.49

12.7% 14.99
0.0% 0.09
0.0% 0.09
0.0% 0.09
1.9% 28.49

100%

21.8% 7.89
0.9% 0.89
3.4% 2.39
0.0% 0.09
0.0% 0.09
0.0% 0.09
0.5% 4.39

15.2%

100%

Total private dwellings
Source: Census 2013

11.3%

26.6%

The above results are unsurprisimgt arenevertheless important to demonstrate clearly how demand for
housing variegvithin the community, and to show how the characteristics of households influence their
demand for dwellings (as indicated by occupancy).

The figures showhat demand for housing is influencetkearlyby household type and ageaffecting

household size and orgaation, stage in the life cycle and also indicating stage in dwelling ownership
sequence; as well as by incomgaffecting ability to pay. These drivers of demand influence dwelling type
needed, and able to be afforded, and dwelliergure.

If clear demand patterns may be demonstrated for 2013, then these same drivers may be used to assess
likely future demandQLD is expected to hageconsiderably larger community in the future. The changes

in the structure of that demand househdd type and age, and incongewill underpin the demand for
housing. In parallel, there will also be changes in dwelling tennctuding possible increase in ownership

rates among existing householdsand in the demand for different types of dwellings;luding an
expected longerm increase imttached dwellings including apartments.
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3.8 CurrentQLDDemand Assessmep016

The following sections set out the estimated demand pattern for 2016, taking into account the patterns
observed in 2013, and with allomee for the growth in household numbers and dwellings in the period to
2016.

Existing dwelling occupancy and ownership patterns are important, and the revealed preferences can be
seen as a strong indicator of the dwelling and ownership arrangements whstholds currently prefer.

This is not to imply that all households are able to choose the dwelling type, location and tenure which best
meets their needs and preferences. Rather, it shows the patterns of occupancy which reflect the
preferences and abilés ¢ especially ability to pag of households of each type. As such, the current
patterns are a very important indicator of likely future patterns of demand, if other factors are held
constant.

QLD is a fagirowing economy, and much of the dwellinga¢sthas been developed in the past 25 years.

It is likely that the range of dwelling options will continue to expand over the next two decades, especially
in response to dwelling affordability isswaxl the increased residential densities being promatetthé

PDP.

3.8.1 Household Type and Dwelling Tenure 2016

Table 315 sets out the tenure patterns by broad dwelling type (detached and attached) for households of
each type and income bafid An important feature is the higher incidence of dwelling ownership for
households in the higher income bands. This is evident for all household types.

Overall, the estimates shaw6% of households live in owned dwellings, with the otl#é6 4n rented or
other dwellings not owned by them. However, the ownership rate is sulabahigher than average for

the top income band68% compared wittb6% overall), and substantially lower for households in the
lowest income category 8%). Ownership also varies among household typespavemt families with 4

2 children 67%) andcouple households P86) have relatively higher levelseflecting in part their higher
than average income levels, and the longer time in the property market for mature and older eouples
while ownership isdwer among singlperson households 286), oneparent families (4%) andvery low
amongnon-family household<90s).

The table also shows the higher incidence of detached dwekiegsn of eightcompared with attached
for households owning their dwellinghehighfocus on detached dwellings is aésadent for tweparent
families with children, and mulmily households, though with lower incidence for shpgleson
householdsfbur in every fivi

9 Income bands approximate household income quintiles, and have been updated to $2016 terms
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Table3.15 - QLDHousehold Tenure by Type and Incdi2646

Owned Dwellings

Not-Owned Dwellings

Owned Dwellings

Not-Owned Dwellings

Household Type |Income Detached| Attached | Detached | Attached | Total [Detached |Atached |Detached |Attached Total
One Person Hhid |Up to $36,000 400 9 260 200| 1,040 38% % 25% 28%  100%
$36 - $62,000 260 80 180 230 750 35% 11% 24% 31% 100%
$62- $94,000 180 40 110 80 410 44% 10% 27% 200  100%
$94 - $137,000 110 30 40 40 220 50% 14% 18% 189  100%
$137,000 + 110 20 20 10 160 69% 13% 13% 6% 1009
Total 1,060 260 610 650 2,580 41% 10% 24% 250  100%
Couple Hhid Up to $36,000 190 40 60 50 340 56% 12% 18% 15% 100%
$36 - $62,000 430 40 130 120 720 60% 6% 18% 179 100%
$62- $94,000 550 50 210 230| 1,040 53% 5% 20% 220 100%
$94 - $137,000 690 110 320 330| 1,450 48% 8% 22% 23% 1009
$137,000 + 1,180 180 340 260 1,960 60% 9% 17% 139  100%
Total 3,040 420 1,060 990 5,510 55% 8% 19% 18% 100%
2 Parents 1-2chn |Up to $36,000 50 - 30 20 100 50% 0% 30% 200  100%
$36 - $62,000 100 20 100 70 290 34% % 34% 249 100%
$62- $94,000 330 60 160 100 650 51% 9% 25% 1594  100%
$94 - $137,000 520 60 200 90 870 60% % 23% 109  100%
$137,000 + 930 80 240 50 1,300 72% 6% 18% 49 100%
Total 1,930 220 730 330 3,210 60% 7% 23% 100  100%
2 Parents 3+chn _|Up to $36,000 10 - - - 10 100% 0% 0% 0 10094
$36 - $62,000 20 - 30 10 60 33% 0% 50% 179 100%
$62- $94,000 40 - 40 10 1) 44% 0% 44% 119 100%
$94 - $137,000 80 10 60 10 160 50% 6% 38% 6% 1009
$137,000 + 240 10 70 10 330 73% 3% 21% 3% 100%
Total 390 20 200 40 650 60% 3% 31% 6% 1009
1 Parent Family |Up to $36,000 80 10 110 60 260 31% 4% 42% 234 100%
$36 - $62,000 80 - 120 30 230 35% 0% 52% 139 100%
$62- $94,000 30 10 60 20 120 25% 8% 50% 179 100%
$94 - $137,000 40 10 40 10 100 40% 10% 40% 109 100%
$137,000 + 70 10 20 10 110 64% 9% 18% o 1009
Total 300 40 350 130 820 37% 5% 43% 169 1009
Multi-Family Hhids|Up to $36,000 - - - - - 0% 0% 0% 0% 0%
$36 - $62,000 - - - - - 0% 0% 0% 0% 0%
$62- $94,000 - - - - - 0% 0% 0% 0% 0%
$94 - $137,000 - - 10 - 10 0% 0% 100% 0  100%
$137,000 + 40 - 50 30 120 33% 0% 42% 2504 1009
Total 40 - 60 30 130 31% 0% 46% 239 100%
Non-Family Hhids |Up to $36,000 - - 20 40 60 0% 0% 33% 67% 100%
$36 - $62,000 - - 50 50 100 0% 0% 50% 500  100%
$62- $94,000 - - 60 60 120 0% 0% 50% 500  100%
$94 - $137,000 10 - 100 100 210 5% 0% 48% 484 1009
$137,000 + 30 20 110 100 260 12% 8% 42% 380  100%
Total 40 20 340 350 750 5% 3% 45% 479 1009
Total Households |Up to $36,000 730 150 480 460| 1,820 40% 8% 26% 250  100%
$36 - $62,000 880 140 610 500| 2,130 41% 7% 29% 239 100%
$62- $94,000 1,120 160 650 500| 2,430 46% % 27% 219 100%
$94 - $137,000 1,440 210 760 590| 3,000 48% 7% 25% 2004  100%
$137,000 + 2,600 310 850 470 4,230 61% 7% 20% 119  100%
Total 6,770 970 3350 2,520 13,610 50% 7% 25% 199  100%

Source: ME Queenstown Housing Model 2017

Table 316 sets out the tenure patterns by broad dwelling type (detached and attached) for households of
each type and age group. An important feature is the higher incidence of dwelling ownership for

households in the over 40s age bartdan in the underd40s bands, but nevertheledswer rates of
ownership in the older age bands (75+ years).

Pagd 128



Table3.16-QLDl 2 dza SK2f RAQ ¢Sy dz2NB o6& ¢@LJS | yR

Owned Dwellings Not-Owned Dwelling Owned Dwellings | Not-Owned Dwellings
Household Type |Age DetachedAttached Detachedl Attached| Total Detachedl Attached Detachedl Attached | Total
One Person Hhid |15-29 20 - 80 160 270 7% 0% 30% 599 1009
30-39 50 20 120 170 360 14% 6% 33% 479 1009
40-49 140 40 150 110 440 32% 9% 34% 25% 1009
50-64 380 100 140 130 750 51% 139 19% 1794 1009
65-74 240 40 40 20 330 73% 129 12% 69 1009
75+ 240 50 80 60 430 56% 129 19% 14% 1009
Total 1,070 250 610 650 2,580 41% 109 24% 25% 1009
Couple Hhid 15-29 60 20 290 440 810 7% 2% 36% 549 1009
30-39 260 110 240 340 940 28% 129 26% 36% 1009
40-49 300 70 120 90 580 52% 129 21% 1694 1009
50-64 1,280 150 250 60 1,730 74% 9% 14% 3% 1009
65-74 850 60 140 40 1,080 79% 6% 13% 494 1009
75+ 280 20 40 10 350 80% 6% 11% 3% 1009
Total 3,030 430 1,080 980 5,490 55% 8% 20% 189 1009
2 Parents 1-2chn|15-29 50 10 90 60 200 25% 5% 45% 30% 1009
30-39 530 110 280 160 1,080 49% 109 26% 1594 1009
40-49 850 60 240 90 1,240 69% 5% 19% 7% 1009
50-64 440 40 110 20 600 73% 7% 18% 3% 1009
65-74 50 - 20 10 70 71% 0% 29% 1494 1009
75+ 10 - - - 10 100% 0% 0% 0% 1009
Total 1,930 220 740 340 3,200 60% 7% 23% 119 1009
2 Parents 3+chn |15-29 10 - 10 - 10 100% 0% 100% 0% 1009
30-39 120 10 90 20 230 52% 4% 39% 9% 1009
40-49 220 - 90 10 330 67% 0% 27% 3% 1009
50-64 50 - 10 - 50 100% 0% 20% 0% 1009
65-74 - - - - - 0% 0% 0% 0% 0%
75+ - - - - - 0% 0% 0% 0% 0%
Total 400 10 200 30 620 65% 2% 32% 5% 1009
1 Parent Family [15-29 10 - 30 20 60 17% 0% 50% 33% 1009
30-39 10 - 120 50 180 6% 0% 67% 289 1009
40-49 140 10 150 60 370 38% 3% 41% 1694 1009
50-64 130 20 40 - 190 68% 119 21% 0% 1009
65-74 10 - 10 - 20 50% 0% 50% 0% 1009
75+ 10 - 10 - 20 50% 0% 50% 0% 1009
Total 310 30 360 130 840 37% 4% 43% 1594 1009
Multi-Family Hhld$15-29 - - 20 20 40 0% 0% 50% 509 1009
30-39 10 - 20 10 50 20% 0% 40% 20% 1009
40-49 - - 20 - 20 0% 0% 100% 0% 1009
50-64 30 - - - 30 100% 0% 0% 0% 1009
65-74 - - - - 10 0% 0% 0% 0% 1009
75+ - - - - - 0% 0% 0% 0% 0%
Total 40 - 60 30 150 27% 0% 40% 209 1009
Non-Family Hhlds|15-29 20 10 140 180 350 6% 3% 40% 51% 1009
30-39 20 10 100 110 240 8% 49 42% 46% 1009
40-49 10 - 50 30 90 11% 0% 56% 339 1009
50-64 - - 30 20 50 0% 0% 60% 40% 1009
65-74 - - 10 10 20 0% 0% 50% 50% 1009
75+ - - - - 10 0% 0% 0% 0% 1009
Total 50 20 330 350 760 7% 3% 43% 46% 1009
Total Households|15-29 160 30 660 880 1,730 9% 2% 38% 51% 1009
30-39 990 260 970 860 3,080 32% 8% 31% 289 1009
40-49 1,650 190 820 390 3,050 54% 6% 27% 13% 1009
50-64 2,300 310 570 230 3,420 67% 9% 17% 799 1009
65-74 1,140 100 210 80 1,530 75% 7% 14% 594 1009
75+ 540 70 130 80 810 67% 9% 16% 109% 1009
TOTAL 6,780 960 3,360 2,520| 13,620 50% 7% 25% 199 1009

Source: ME Queenstown Housing Model 2017

This to a considerable degree reflects the commmave in later life stages to attached dwellings, and
retirement village accommodation, especially among single person households. Among other household
types, the levels of ownership are generally high through the later life stages.
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3.8.2 OwnerOccupier Markett8icture

Table 317 sets out the structure of th&@LDmarket for dwelling ownership, estimated for 2016, by
household income group.

Table3.17 - QLDOwnerOccupier Households Income and Dwelling Type 2016

Dwelling Type Dwelling Type % Ownership Incidence
Household Type Income Detachedl Attached | Total |Detached | Attached [Total Detached | Attached Total Rented%
One Person Hhid |Up to $36,000 400 90 490 5.2% 1.2% 6.3% 38% 9% 47% 53%
$36 - $62,000 260 80 340 3.4% 1.0% 4.49% 35% 11% 459 559
$62- $94,000 180 40 220 2.3% 0.5% 2.8% 44% 10% 54% 46%
$94 - $137,000 110 30 140 1.4% 0.49% 1.8% 50% 149% 64% 3694
$137,000 + 110 20 130 1.4% 0.3% 1.7% 69% 13% 8194 19%
Total 1,060 260 1,320 13.7% 3.4% 17.19 41% 10% 51% 49%
Couple Hhid Up to $36,000 190 40 230 2.5% 0.5% 3.0% 56% 12% 68% 329
$36 - $62,000 430 40 470 5.6% 0.5% 6.1% 60% 6% 65% 359
$62- $94,000 550 50 600 7.1% 0.6% 7.8% 53% 5% 58% 42%
$94 - $137,000 690 110 800 8.9% 1.49% 10.3¢ 48% 8% 55% 45%
$137,000 + 1,180 180 1,360 15.2% 2.3% 17.69 60% 9% 69% 319
Total 3,040 420 3,460 39.3% 5.4% 44.79 55% 8% 63% 37%
2 Parents 1-2chn |Up to $36,000 50 - 50 0.6% 0.0% 0.6% 50% 0% 50% 50%
$36 - $62,000 100 20 120 1.3% 0.3% 1.6% 34% 7% 41% 59%
$62- $94,000 330 60 390 4.3% 0.8% 5.0% 51% 9% 60% 40%
$94 - $137,000 520 60 580 6.7% 0.8% 7.5% 60% 7% 67% 33%
$137,000 + 930 80 1,010 12.0% 1.0% 13.09 72% 6% 78% 22%
Total 1,930 220 2,150 24.9% 2.8% 27.8Y% 60% 7% 67% 33%
2 Parents 3+chn |Up to $36,000 10 - 10 0.1% 0.094 0.1% 100% 0% 1009 0%
$36 - $62,000 20 - 20 0.3% 0.0% 0.3% 33% 0% 33% 67%
$62- $94,000 40 - 40 0.5% 0.0% 0.5% 44% 0% 44% 56%
$94 - $137,000 80 10 90 1.0% 0.19% 1.2% 50% 6% 5694 4494
$137,000 + 240 10 250 3.1% 0.1% 3.2% 73% 3% 76% 249%
Total 390 20 410 5.0% 0.3% 5.3% 60% 3% 63% 379
1 Parent Family |Up to $36,000 80 10 90 1.0% 0.19% 1.2% 31% 4% 359 65%
$36 - $62,000 80 - 80 1.0% 0.0% 1.0% 35% 0% 35% 65%
$62- $94,000 30 10 40 0.4% 0.1% 0.5% 25% 8% 33% 67%
$94 - $137,000 40 10 50 0.5% 0.19% 0.6% 40% 10% 50% 50%
$137,000 + 70 10 80 0.9% 0.1% 1.0% 64% 9% 73% 27%
Total 300 40 340 3.9% 0.5% 4.49 37% 5% 4194 599
Multi-Family Hhld$Up to $36,000 - - - 0.0% 0.09% 0.0% 0% 0% 0% 1009
$36 - $62,000 - - - 0.0% 0.0% 0.0% 0% 0% 0% 1009
$62- $94,000 - - - 0.0% 0.09%4 0.0% 0% 0% 0% 1009
$94 - $137,000 - - - 0.0% 0.0% 0.0% 0% 0% 0% 1009
$137,000 + 40 - 40 0.5% 0.0% 0.5% 33% 0% 33% 67%
Total 40 - 40 0.5% 0.0%4 0.5% 31% 0% 3194 69%
Non-Family Hhids|Up to $36,000 - - - 0.0% 0.0% 0.0% 0% 0% 0% 1009
$36 - $62,000 - - - 0.0% 0.0% 0.0% 0% 0% 0% 1009
$62- $94,000 - - - 0.0% 0.09% 0.0% 0% 0% 0% 1009
$94 - $137,000 10 - 10 0.1% 0.0% 0.1% 5% 0% 5% 95%
$137,000 + 30 20 50 0.4% 0.3% 0.6% 12% 8% 19% 8194
Total 40 20 60 0.5% 0.3% 0.8% 5% 3% 8% 9294
Total Households|Up to $36,000 730 150 880 9.4% 1.9% 11.49 40% 8% 48% 52%
$36 - $62,000 880 140 1,020 11.4% 1.8% 13.29 41% 7% 489 529
$62- $94,000 1,120 160 1,280 14.5% 2.1% 16.59 46% 7% 53% A47%
$94 - $137,000 1,440 210 1,650 18.6% 2.79% 21.3% 48% 7% 55% 45%
$137,000 + 2,600 310 2,910 33.6% 4.094 37.69 61% 7% 69% 319
Total 6,770 970 7,740 87.5% 12.5% 100.09 50% 7% 57% 43%

Source: ME Queenstown Housing Model 2017

Key features include:

a. The clear positive relationship between dwelling ownership and income, with higher income
households showing higher ownership rates across all household types;
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b. The low preferences for ownership of attached dwellings by all familgholdstypes acro
income bands. The low share of attached owned dwellings is evidemidgrarent andone-
parent households in all income bands, even though the overall ownership levels increase
significantly as income increases. This suggestsothfamily household§.e. with children) there
is low preference for attached dwellings, even if they may be less costly than detached dwellings.
This is likely to be influenced by the generally greater space requirements for family households
and the Imited space provided in attached dwellings to date by the QLD market (which are typically
one bedroom)

c. The pattern for singlperson and couple households@newhadifferent, with the split between
detached and attached dwellings fairly consistent sgrall income bands. Singlerson
households show the highest propensity of all types to own attached dwellings, whether in lower
or higher income band$&ut generally opt for detached dwellings

d. Singleperson households (17%) and couple househdlg¥)account forwell overhalf of total
dwelling ownership. Twparent families account for2%0, andne-parent familiegust 4%

e. High income and higmedium income households account for soB®% of total dwelling
ownership, while representing some 53% ofhalliseholds. In contrast, low and lemedium
income households account flmst under 25%f all dwelling ownership, while representirg/a
of all households.

These patterns are consistent with those evident in Tali® Svhich shows the structure of dviab
ownership by type andgeof household.

The preferences for detached dwellings by family households are evident across all age groups, although
both singleperson and couple households show increasing propensitli increasingage to own

attached dwellings. This is generally consistent with a shift in later life, espec@ihgment, into smaller
dwellings, often in more central locations.

The ownefroccupier market does not show significant variation from the national patterrfrom what
would be expected in the housing mark&he effects of both income on ownership, and age on dwelling
type, are both consistent with a wide range of market assessments and commentary.
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Table3.18 - QLDOwnerOccupier Households Age and Dwelling Type 2016

Dwelling Type Dwelling Type % Ownership Incidence
Household Type Age DetachedAttached  Total [Detached Attached| Total | Detached| Attached] Total [Rented?
One Person Hhid [15-29 20 - 20 0.3% 0.0% 0.39 7% 0% 7% 939
30-39 50 20 70 0.6% 0.3% 0.99 14% 6% 199 819
40-49 140 40 180 1.8% 0.5% 2.39 32% 9% 419 599
50-64 380 100 480 4.9% 1.3% 6.29 51% 139 649 369
65-74 240 40 280 3.1% 0.5% 3.69 73% 129 859 159
75+ 240 50 290 3.1% 0.6% 3.7% 56% 129 679 339
Total 1,070 250 1,320 13.7% 3.2% 16.99 41% 109 519 499
Couple Hhid 15-29 60 20 80 0.8% 0.3% 1.09 7% 2% 109 909
30-39 260 110 370 3.3% 1.4% 4.79 28% 129 399 619
40-49 300 70 370 3.9% 0.9% 4.79 52% 129 649 369
50-64 1,280 150 1,430 16.4% 1.9% 18.49 74% 9% 839 179
65-74 850 60 910 10.9% 0.8% 11.79 79% 6% 849 169
75+ 280 20 300 3.6% 0.3% 3.99 80% 6% 869 149
Total 3,030 430 3,460 38.9% 5.5% 44,49 55% 8% 639 379
2 Parents 1-2chn |15-29 50 10 60 0.6% 0.1% 0.89 25% 5% 309 709
30-39 530 110 640 6.8% 1.4% 8.29 49% 109 599 419
40-49 850 60 910 10.9% 0.8% 11.79 69% 5% 739 279
50-64 440 40 480 5.6% 0.5% 6.29 73% 7% 809 209
65-74 50 - 50 0.6% 0.0% 0.69 71% 0% 719 299
75+ 10 - 10 0.1% 0.0% 0.19 100% 0% 1009 0%
Total 1,930 220 2,150 24.8% 2.8% 27.69 60% 7% 679 339
2 Parents 3+chn (15-29 10 - 10 0.1% 0.0% 0.19 100% 0% 1009 0%
30-39 120 10 130 1.5% 0.1% 1.79 52% 4% 579 439
40-49 220 - 220 2.8% 0.0% 2.89 67% 0% 679 339
50-64 50 - 50 0.6% 0.0% 0.69 100% 0% 1009 0%
65-74 - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
75+ - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
Total 400 10 410 5.1% 0.1% 5.39 65% 2% 669 349
1 Parent Family |15-29 10 - 10 0.1% 0.0% 0.19 17% 0% 179 839
30-39 10 - 10 0.1% 0.0% 0.19 6% 0% 6% 949
40-49 140 10 150 1.8% 0.1% 1.99 38% 3% 419 599
50-64 130 20 150 1.7% 0.3% 1.99 68% 119 799 219
65-74 10 - 10 0.1% 0.0% 0.19 50% 0% 509 509
75+ 10 - 10 0.1% 0.0% 0.19 50% 0% 509 509
Total 310 30 340 4.0% 0.4% 4.49 37% 4% 409 609
Multi-Family Hhld$15-29 - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
30-39 10 - 10 0.1% 0.0% 0.19 20% 0% 209 809
40-49 - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
50-64 30 - 30 0.4% 0.0% 0.49 100% 0% 1009 0%
65-74 - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
75+ - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
Total 40 - 40 0.5% 0.0% 0.59 27% 0% 279 739
Non-Family Hhlds|15-29 20 10 30 0.3% 0.1% 0.49 6% 3% 9% 919
30-39 20 10 30 0.3% 0.1% 0.49 8% 4% 139 889
40-49 10 - 10 0.1% 0.0% 0.19 11% 0% 119 899
50-64 - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
65-74 - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
75+ - - - 0.0% 0.0% 0.09 0% 0% 0% 1009
Total 50 20 70 0.6% 0.3% 0.99 7% 3% 9% 919
Total Households|15-29 170 40 210 2.2% 0.5% 2.79 9% 2% 119 899
30-39 1,000 260 1,260 12.8% 3.3% 16.29 32% 8% 419 599
40-49 1,660 180 1,840 21.3% 2.3% 23.69 54% 6% 609 409
50-64 2,310 310 2,620 29.7% 4.0% 33.69 67% 9% 769 249
65-74 1,150 100 1,250 14.8% 1.3% 16.09 75% 7% 819 199
75+ 540 70 610 6.9% 0.9% 7.89 67% 9% 759 259
Total 6,830 960 7,790 87.7% 12.3% 100.09 50% 7% 57% 43%

Source: ME Queenstown Housing Model 2017
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3.8.1 Renter Market Structure

Table 319 sets out the structure of th@LDmarket for rented dwellings, estimated for 2016, by household
income group.

Table3.19 - QLDRenter Households Income and Dwelling Type 2016

Dwelling Type Dwelling Type % Rental Incidence
Household Type Income DetachedAttached Total Detached| Attached |Total Detached | Attached Total OwnedY
One Person Hhid |Up to $36,000 260 290 550 4.4% 4.9% 9.4% 25% 28% 53% 47%
$36 - $62,000 180 230 410 3.1% 3.9% 7.0% 24% 31% 55% 45%
$62- $94,000 110 80 190 1.9% 1.4% 3.2% 27% 20% 469 54%
$94 - $137,000 40 40 80 0.7% 0.79% 1.4% 18% 18% 369 64%
$137,000 + 20 10 30 0.3% 0.2% 0.5% 13% 6% 19% 81%
Total 610 650 1,260 10.4% 11.19 21.59 24% 25% 49% 51%
Couple Hhid Up to $36,000 60 50 110 1.0% 0.9% 1.9% 18% 15% 329 68%
$36 - $62,000 130 120 250 2.2% 2.0% 4.3% 18% 17% 35% 65%
$62- $94,000 210 230 440 3.6% 3.9% 7.5% 20% 22% 42% 58%
$94 - $137,000 320 330 650 5.5% 5.6% 11.19 22% 23% 45% 55%
$137,000 + 340 260 600 5.8% 4.4% 10.29 17% 13% 31% 69%
Total 1,060 990 2,050 18.1% 16.99 34.99 19% 18% 37% 63%
2 Parents 1-2chn |Up to $36,000 30 20 50 0.5% 0.3% 0.9% 30% 20% 50% 50%
$36 - $62,000 100 70 170 1.7% 1.29% 2.9% 34% 24% 59% 419
$62- $94,000 160 100 260 2.7% 1.7% 4.49% 25% 15% 409 60%
$94 - $137,000 200 90 290 3.4% 1.5% 4.9% 23% 10% 33% 67%
$137,000 + 240 50 290 4.1% 0.9% 4.9% 18% 49 229% 78%
Total 730 330 1,060 12.4% 5.6% 18.19 23% 10% 33% 67%
2 Parents 3+chn |Up to $36,000 - - - 0.0% 0.09% 0.0% 0% 0% 0% 100%
$36 - $62,000 30 10 40 0.5% 0.2% 0.7% 50% 17% 67% 33%
$62- $94,000 40 10 50 0.7% 0.2% 0.9% 44% 11% 56% 44%
$94 - $137,000 60 10 70 1.0% 0.29% 1.2% 38% 6% 449 56%
$137,000 + 70 10 80 1.2% 0.2% 1.4% 21% 3% 24% 769
Total 200 40 240 3.4% 0.7% 4.1% 31% 6% 37% 63%
1 Parent Family |Up to $36,000 110 60 170 1.9% 1.0% 2.9% 42% 23% 65% 35%
$36 - $62,000 120 30 150 2.0% 0.5% 2.6% 52% 13% 65% 35%
$62- $94,000 60 20 80 1.0% 0.3% 1.49 50% 17% 67% 33%
$94 - $137,000 40 10 50 0.7% 0.29% 0.9% 40% 10% 50% 50%
$137,000 + 20 10 30 0.3% 0.2% 0.5% 18% 9% 27% 73%
Total 350 130 480 6.0% 2.2% 8.2% 43% 16% 59% 41%
Multi-Family Hhld$Up to $36,000 - - - 0.0% 0.0% 0.0% 0% 0% 099  100%
$36 - $62,000 - - - 0.0% 0.0% 0.0% 0% 0% 0% 100%
$62- $94,000 - - - 0.0% 0.0% 0.0% 0% 0% 0%  100%
$94 - $137,000 10 - 10 0.2% 0.09% 0.2% 100% 0% 100% 0%
$137,000 + 50 30 80 0.9% 0.5% 1.4% 42% 25% 67% 33%
Total 60 30 90 1.0% 0.5% 1.5% 46% 23% 69% 31%
Non-Family Hhlds|Up to $36,000 20 40 60 0.3% 0.7% 1.0% 33% 67% 100% 0%
$36 - $62,000 50 50 100 0.9% 0.9% 1.7% 50% 50% 100% 0%
$62- $94,000 60 60 120 1.0% 1.0% 2.0% 50% 50% 100% 0%
$94 - $137,000 100 100 200 1.7% 1.7% 3.4% 48% 48% 95% 5%
$137,000 + 110 100 210 1.9% 1.7% 3.6% 42% 38% 819 19%
Total 340 350 690 5.8% 6.0% 11.89 45% 47% 92% 8%
Total Households|Up to $36,000 480 460 940 8.2% 7.8% 16.09 26% 25% 5294 48%
$36 - $62,000 610 500 1,110 10.4% 8.5% 18.99 29% 23% 52% 48%
$62- $94,000 650 500 1,150 11.1% 8.5% 19.69 27% 21% 479 53%
$94 - $137,000 760 590 1,350 12.9% 10.19 23.09 25% 20% 45% 55%
$137,000 + 850 470 1,320 14.5% 8.0% 22.59 20% 11% 319 69%
Total 3,350 2,520 5,870 57.1% 42.9%  100.09 25% 19% 43% 57%

Source: ME Queenstown Housing Model 2017
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Key features include:

a. The relatively high incidence of attached dwellings in the rental property estate. Overall, attached
dwellings make up around one quarter of théal dwelling estate, but account for some 43% of
the total rental dwelling estate;

b. For single person households which are renting, attached dwellings account for more than half of
the total dwellings, and nearly half for couples;

c. for family households kich are renting, attached dwellings account for less than one third of their
total accommodation, compared with around eteath of dwellings for owner occupiers;

d. For nonfamily renting households, attached dwellings account for half of their total
accomnodation.

Similar patterns are evident when the renter market is examined on the basis of household age (Table
3.20). Although the share of households which are renters rather than esaueipiers does generally
decrease with age, this trend is less in ¢f@er age groups. Overall some 25% of households in the 75
years and over category are renters, and 17% in th&l&ige bands.

Dwelling ownership rates do improve markedly through thestdges; from a low of 10% for households

in the under 30 age baknto 40% for those in the 38 band, 61% for those in the-49 band, reaching

77% for those in the 564 band, and the high of 83% for those in the78%and. However, it is important

to not assume that the future population will automatically achtbese relatively high levels of dwelling
ownership in the future, because the effects of high dwelling prices have already flowed through to
ownership rates for those in the &® age bands which are substantially lower than was the case for earlier
generdions.

Dwelling ownership rates have generally declined nationally over the last two decades, including in QLD.
This trend has been most clearly evident among the low andhiesium income households, and in the

25-39 age bands, which is the {§age whg' (NI RAGA2Yy I ff & K2dzaSK2f Ra KI ¢
K2YS 0dz2 SNEE¢ ®
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Table3.20 - QLD Renter Households Age and Dwelling Type 2016

Dwelling Type Dwelling Type % Rental Incidence
Household Type Age DetachedAttached| Total Detached Attached| Total Detached| Attached | Total |Owned?
One Person Hhid [15-29 90 170 260 1.5% 2.9% 4.4% 33% 63% 969 7%
30-39 120 180 300 2.1% 3.1% 5.1% 32% 4994 819 19%
40-49 150 110 260 2.6% 1.9% 4.49% 34% 25% 5994 41%
50-64 140 130 270 2.4% 2.2% 4.6% 18% 17% 369 649
65-74 40 20 60 0.7% 0.3% 1.0% 12% 6% 18% 829
75+ 80 60 140 1.4% 1.0% 2.4% 19% 14% 33% 67%
Total 620 670 1,290 10.6% 11.5% 22.19 24% 269 50% 51%
Couple Hhid 15-29 290 450 740 5.0% 7.7% 12.6Y 35% 55% 90% 10%
30-39 250 360 610 4.3% 6.2% 10.49 26% 379 629 39%
40-49 120 100 220 2.1% 1.7% 3.8% 20% 16% 3694 64%
50-64 250 60 310 4.3% 1.0% 5.3% 14% 3% 18% 829
65-74 130 40 170 2.2% 0.7% 2.9% 13% 4% 16% 849
75+ 40 10 50 0.7% 0.2% 0.9% 11% 3% 14% 869
Total 1,080 1,020 2,100 18.5% 17.4% 35.99 20% 18% 38% 62%
2 Parents 1-2chn [15-29 100 60 160 1.7% 1.0% 2.7% 48% 29% 769 249
30-39 290 170 460 5.0% 2.9% 7.9% 26% 15% 419% 599
40-49 250 90 340 4.3% 1.5% 5.8% 20% 7% 279 73%
50-64 100 20 120 1.7% 0.3% 2.19% 17% 3% 21% 79%
65-74 - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
75+ - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
Total 740 340 1,080 12.6% 5.8% 18.59 23% 11% 349 669
2 Parents 3+chn [15-29 - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
30-39 90 20 110 1.5% 0.3% 1.9% 43% 10% 529 48%
40-49 80 20 100 1.4% 0.3% 1.7% 28% 7A 349 6694
50-64 - - - 0.0% 0.0% 0.0% 0% 0% 0% 100%
65-74 - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
75+ - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
Total 170 40 210 2.9% 0.7% 3.6% 31% 7% 39% 61%
1 Parent Family |15-29 20 20 40 0.3% 0.3% 0.7% 50% 50% 100% 0%
30-39 120 50 170 2.1% 0.9% 2.9% 67% 28% 949 699
40-49 140 60 200 2.4% 1.0% 3.4% 41% 18% 599 4494
50-64 50 - 50 0.9% 0.0% 0.9% 25% 0% 25% 75%
65-74 - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
75+ - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
Total 330 130 460 5.6% 2.2% 7.9% 43% 17% 61% 41%
Multi-Family Hhld$15-29 20 20 40 0.3% 0.3% 0.7% 67% 67% 133% 0%
30-39 20 10 30 0.3% 0.2% 0.5% 50% 25% 75%] 25%]
40-49 20 10 30 0.3% 0.2% 0.5% 100% 50% 150% 0%
50-64 - - - 0.0% 0.0% 0.0% 0% 0% 0% 100%
65-74 - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
75+ - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
Total 60 40 100 1.0% 0.7% 1.7% 50% 33% 83U 33%
Non-Family Hhlds|15-29 150 180 330 2.6% 3.1% 5.6% 44% 53% 979 699
30-39 100 110 210 1.7% 1.9% 3.6% 42% 469 88 13%
40-49 40 20 60 0.7% 0.3% 1.0% 57% 29% 86% 14%
50-64 10 - 10 0.2% 0.0% 0.2% 50% 0% 509 0%
65-74 - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
75+ - - - 0.0% 0.0% 0.0% 0% 0% 0% 0%
Total 300 310 610 5.1% 5.3% 10.49 45% 469 91% 9%
Total Households [15-29 670 900 1,570 11.5% 15.4% 26.89 38% 529 90% 10%
30-39 990 900 1,890 16.9% 15.4% 32.39 32% 28% 60% 409
40-49 800 410 1,210 13.7% 7.0% 20.79 26% 13% 399 6194
50-64 550 210 760 9.4% 3.6% 13.0Y 16% 7A 23% 77%
65-74 170 60 230 2.9% 1.0% 3.9% 12% 4% 17% 83%
75+ 120 70 190 2.1% 1.2% 3.2% 16% 9% 25% 75%
Total 3,300 2,550 5,850 56.4%  43.6% 100.09 25% 19% 43% 57%

Source: ME Queenstown Housing Model 2017

3.9 Household Type and Dwelling Value Band 2016

The second major focus of this demand assessment is the relationship between households and the values
of the dwellings which they occupy. A key output from the QLD Housing Model is the estimates of the
dwellings by value which are occupied by househdldaah type. Although the mean and median dwelling
values do have some relevance, the core matter for the market as a whole is the distribution of dwelling
values, for households of each type in total, and also for households which own or rent theigdwelli

Pagd 135



Note that the tables in the section below are based on the $2014 dwelling 8alvkich have
broadly updated to 2016 values based on the -@ide average increase recorded between 2014 and
2016 The estimates are based on the 2013 dwellingimaecy patterns (household type by locality),
factored up for estimated household numbers as at June 2016, and assuming the relationships between
household type and dwelling type observed in 2013 have persisted to 2016.

Within that proviso that the valuenges to $2016 terms are indicative, the following tables and figures
show important patterns of dwelling occupancy byttital QLD community.

3.9.1 Dwelling Values by All Househd2046

Table3.21 - QLDHouseholds by Type and Dwelling Value 2016

Dwellings by Value and Household Type 2016 QLD

Dwelling Value 2 Parents 12 Parents 3- 1 Parent Multi-Family Non-Family  Total

One Person Couple

(000))] 2 Chn Chn == 10011\ Hhlds Hhids  Households
$Under $300k 40 70 40 10 10 - 10 180
$300k-$440k 150 310 150 20 30 10 40 710
$440k-$580k 330 710 340 50 80 10 80 1,600
$580k-$730k 470 950 550 90 140 20 110 2,330
$730k-$880k 430 940 600 100 130 20 100 2,320
$880k-$1.02m 300 670 420 70 100 10 60 1,630
$1.02m-$1.17m 200 450 270 40 70 10 60 1,100
$1.17m-$1.31m 170 370 220 40 50 10 40 900
$1.31m-$1.45m 90 190 130 20 30 10 20 490
$1.45m-$1.75m 120 260 160 30 40 10 30 650
$1.75m-$2.05m 100 220 120 20 30 10 40 540
$2.05m-$2.35m 60 130 70 10 20 - 20 310
$2.35m-$2.65m 40 90 50 10 10 - 20 220
$2.65m-$2.95m 30 50 40 10 10 - - 140
$2.95m-$3.3m 30 60 30 - 10 - 10 140
$3.3m-$3.65m 10 30 20 - - - 10 70
$3.65m+ 50 120 60 10 20 - 20 280
$Under $300k 1.5% 1.2% 1.2% 1.9% 1.3% 0.0% 1.59 1.39
$300k-$440k 5.7% 5.5% 4.6% 3.8% 3.8% 8.3% 6.09 5.29
$440k-$580k 12.6% 12.6% 10.4% 9.4% 10.3% 8.3% 11.99 11.89
$580k-$730k 17.9% 16.9% 16.8% 17.0% 17.9% 16.7% 16.49 17.19
$730k-$880k 16.4% 16.7% 18.3% 18.9% 16.7% 16.7% 14.99 17.09
$880k-$1.02m 11.5% 11.9% 12.8% 13.2% 12.8% 8.3% 9.09 12.09
$1.02m-$1.17m 7.6% 8.0% 8.3% 7.5% 9.0% 8.3% 9.09 8.19
$1.17m-$1.31m 6.5% 6.6% 6.7% 7.5% 6.4% 8.3% 6.09 6.6
$1.31m-$1.45m 3.4% 3.4% 4.0% 3.8% 3.8% 8.3% 3.09 3.69
$1.45m-$1.75m 4.6% 4.6% 4.9% 5.7% 5.1% 8.3% 4.59 4.89
$1.75m-$2.05m 3.8% 3.9% 3.7% 3.8% 3.8% 8.3% 6.09 4.09
$2.05m-$2.35m 2.3% 2.3% 2.1% 1.9% 2.6% 0.0% 3.09 2.39
$2.35m-$2.65m 1.5% 1.6% 1.5% 1.9% 1.3% 0.0% 3.09 1.6%
$2.65m-$2.95m 1.1% 0.9% 1.2% 1.9% 1.3% 0.0% 0.09 1.09
$2.95m-$3.3m 1.1% 1.1% 0.9% 0.0% 1.3% 0.0% 1.59 1.09
$3.3m-$3.65m 0.4% 0.5% 0.6% 0.0% 0.0% 0.0% 1.59 0.59
$3.65m+ 1.9% 2.1% 1.8% 1.9% 2.6% 0.0% 3.09 2.19

TOTAL 100% 100% 100% 100% 100% 100% 100% 100%

Source: ME Queenstown Housing Model 2017

80The Corelogic valuation statistics indicate an average increase of 35.4% for QLD residential properties ov@0thé 2€ridd,
and an average increase of 61.8%r the 20142017 period.
81Based on Corelogic dwelling values indexed to June years.
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Table 21 shows the estimated distribution of dwelling values for all household types and

household type as at June 2016. The diswide pattern shows that each household type occupies a
substantal number of dwellings in every value band. There is limited difference among the main household
types in terms of their mean dwelling value, and in the distribution of dwellings by value.

This is clear also in Figur&,3vhich shows a peak for every heheld type occurring in the $420,000 to
$710,000 value bands. The distribution is consistent with the REINZ figures showing median dwelling values
in the $790,000 to $800,000 band (August 2016), and mean values of $380,000

Figure3.8 ¢ QLD Dwelling Value Distribution by Household Type 2016
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Figure 3 shows the distribution of households in total across the value bands, and the incidence of each
household type within each value band.

82QN.co.nz 2018
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3.9.2 Tenure and Dwelling Valu2816

Table 32 summarises the structure of the housing market in terms of tenure and main dwelling type for
2016. The most important geents of the total market are highlighted.

Table3.22 ¢ QLD Total Households: Dwellings by Value and Tenure 2016

Total Households Dwellings by Value and Tenure : 2016 QLD
Dwelling Value| Detached, Attached, Detached, Attached, TOTAL Detached, Attached, Detached, Attached, TOTAL
($000) Owned Owned Not Owned Not Owned Owned Owned Not Owned Not Owned

$Under $300k 50 30 30 60 170 0.4% 0.2% 0.2% 0.49 1.39
$300k-$440k 230 130 90 260 710 1.7% 1.0% 0.7% 1.99 5.29
$440k-$580k 710 180 310 410 1,610 5.2% 1.3% 2.3% 3.09 11.89
$580k-$730k 1,140 210 580 390 2,320 8.4% 1.5% 4.3% 2.99 17.19
$730k-$880k 1,310 100 740 160 2,310 9.6% 0.7% 5.4% 1.29 17.09
$880k-$1.02m 940 80 490 110 1,620 6.9% 0.6% 3.6% 0.89 11.99
$1.02m-$1.17m 620 30 410 50 1,110 4.6% 0.2% 3.0% 0.49 8.29
$1.17m-$1.31m 490 50 300 60 900 3.6% 0.4% 2.2% 0.49 6.69
$1.31m-$1.45m 280 20 170 20 490 2.1% 0.1% 1.3% 0.19 3.69
$1.45m-$1.75m 350 40 220 60 670 2.6% 0.3% 1.6% 0.49 4.99
$1.75m-$2.05m 280 20 190 40 530 2.1% 0.1% 1.4% 0.3% 3.99
$2.05m-$2.35m 160 10 120 20 310 1.2% 0.1% 0.9% 0.19 2.39
$2.35m-$2.65m 110 10 90 10 220 0.8% 0.1% 0.7% 0.19 1.69
$2.65m-$2.95m 90 - 50 - 140 0.7% 0.0% 0.4% 0.09 1.09
$2.95m-$3.3m 80 - 60 - 140 0.6% 0.0% 0.4% 0.09 1.09
$3.3m-$3.65m 40 - 30 - 70 0.3% 0.0% 0.2% 0.09 0.59
$3.65m+ 150 - 130 - 280 1.1% 0.0% 1.0% 0.0 2.19
TOTAL 7,030 910 4,010 1,650 13,600 51.7% 6.7% 29.5% 12.19 1009

Source: ME Queenstown Housing Model 2017
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Figure 310 shows the distribution of dwelling main type and tenure across the value bands. Attached and
rented dwellings are focused toward the lower end of the value range, while detached and reritiegysiwe
are more evident in the middle value ranges. Detached and owned dwellings become increasingly dominant

for dwellings valued at $710,000 and over.

3.9.3 Owned Dwellings by Value B&a16

Table 33 and Figure 311 show the structure of the dwelling ownerarket by value of dwelling. An
obvious feature is the general similarity of the dwelling value distribution for all household types, with
limited variations in value between household types.

Table R4 and Figure 3.2show the structure of the dwelling rental market, again by value of dwelling. As
is the case for owned dwellings, the obvious feature is the similarity of the dwelling value distribution for
all household types. The table shows limited variations ie \wtween household types.
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Table3.23 ¢ QLDOwning Households by Type and Dwelling Value Band 2016

Dwelling Value

($000)

$Under $300k
$300k-$440k
$440k-$580k
$580k-$730k
$730k-$880k
$880k-$1.02m
$1.02m-$1.17m
$1.17m-$1.31m
$1.31m-$1.45m
$1.45m-$1.75m
$1.75m-$2.05m
$2.05m-$2.35m
$2.35m-$2.65m
$2.65m-$2.95m
$2.95m-$3.3m
$3.3m-$3.65m
$3.65m+
TOTAL
$Under $300k
$300k-$440k
$440k-$580k
$580k-$730k
$730k-$880k
$880k-$1.02m
$1.02m-$1.17m
$1.17m-$1.31m
$1.31m-$1.45m
$1.45m-$1.75m
$1.75m-$2.05m
$2.05m-$2.35m
$2.35m-$2.65m
$2.65m-$2.95m
$2.95m-$3.3m
$3.3m-$3.65m
$3.65m+

One Person Couple

20
70
180
270
260
190
120
100
60
70
60
30
20
20
20
10
30
1,530
1%
5%
12%
18%
17%
12%
8%
7%
4%
5%
4%
2%
1%
1%
1%
1%
2%

100%

40
180
460
640
670
480
310
260
140
180
140

80

60

40

40

20

70

3,810

1%
5%
12%
17%
18%
13%
8%
7%
4%
5%
4%
2%
2%
1%
1%
1%
2%

100%

Owned Dwellings by Value and Household Type 2016 QLD

2 Parents 12 Parents 3- 1 Parent Multi-Family Non-Famil

2 Chn

30
100
240
400
430
310
190
160

90
120

80

50

30

30

20

10

40

2,330

1%

4%
10%
17%
18%
13%

8%

7%

4%

5%

3%

2%

1%

1%

1%

0%

2%

100%

Chn

10
30
60
70
50
30
20
20
20
10
10

10

340
0%
3%
9%

18%

21%

15%
9%
6%
6%
6%
3%
3%
0%
3%
0%
0%
0%

100%

Family

10
40
60
60
50
30
20
10
20
10
10
10

340
0%
3%

12%

18%

18%

15%
9%
6%
3%
6%
3%
3%
3%
0%
0%
0%
3%

100%

Hhlds

30
0%
0%
0%
33%
33%
33%
0%
0%
0%
0%
0%
0%
0%
0%
0%
0%
0%
100%

Hhlds

10
10
10
10
10
10

10

70
0%
0%
149
149
149
149
149
14%
0%
0%
149
0%
0%
0%
0%
0%
0%
100%

Total
Households

90
370
960

1,450
1,510
1,100
690
570
320
410
310
180
120
100

Source: ME Queenstown Housing Model 2017
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Table3.24 ¢ QLDRenting Households by Type and DweWMalye Band 2016

Rented/Not Owned Dwellings by Value and Household Type 2016 QLD

Dwelling Value B Frse) @l 2 Parents 12 Parents 3- 1 Parent Multi-Family Non-Family  Total

($000) 2 Chn Chn Family Hhlds Hhlds  Households
$Under $300k 20 30 10 - 10 - 10 80
$300k-$440k 70 130 50 10 20 - 40 320
$440k-$580k 150 250 100 20 40 10 80 650
$580k-$730k 190 310 160 30 70 10 90 860
$730k-$880k 160 270 170 40 70 10 80 800
$880k-$1.02m 110 180 110 20 50 10 50 530
$1.02m-$1.17m 80 140 80 20 40 10 50 420
$1.17m-$1.31m 70 110 60 20 30 10 30 330
$1.31m-$1.45m 30 50 40 10 20 - 20 170
$1.45m-$1.75m 50 80 50 10 20 - 30 240
$1.75m-$2.05m 40 80 30 10 20 - 30 210
$2.05m-$2.35m 20 40 20 - 10 - 20 110
$2.35m-$2.65m 20 40 10 - 10 - 20 100
$2.65m-$2.95m 10 10 10 - 10 - - 40
$2.95m-$3.3m 10 20 10 - - - 10 50
$3.3m-$3.65m - 10 - - - - - 10
$3.65m+ 20 40 20 - 10 - 20 110
TOTAL 1,050 1,790 930 190 430 60 580 5,030
$Under $300k 2% 2% 1% 0% 2% 0% 2% 2%
$300k-$440k 7% 7% 5% 5% 5% 0% 7% 6%
$440k-$580k 14% 14% 11% 11% 9% 17% 149 13%
$580k-$730k 18% 17% 17% 16% 16% 17% 169 17%
$730k-$880k 15% 15% 18% 21% 16% 17% 149 169
$880k-$1.02m 10% 10% 12% 11% 12% 17% 9% 11%
$1.02m-$1.17m 8% 8% 9% 11% 9% 17% 9% 8%
$1.17m-$1.31m 7% 6% 6% 11% 7% 17% 5% 7%
$1.31m-$1.45m 3% 3% 4% 5% 5% 0% 3% 3%
$1.45m-$1.75m 5% 4% 5% 5% 5% 0% 5% 5%
$1.75m-$2.05m 4% 4% 3% 5% 5% 0% 5% 4%
$2.05m-$2.35m 2% 2% 2% 0% 2% 0% 3% 2%
$2.35m-$2.65m 2% 2% 1% 0% 2% 0% 3% 2%
$2.65m-$2.95m 1% 1% 1% 0% 2% 0% 0% 1%
$2.95m-$3.3m 1% 1% 1% 0% 0% 0% 2% 1%
$3.3m-$3.65m 0% 1% 0% 0% 0% 0% 0% 0%
$3.65m+ 2% 2% 2% 0% 2% 0% 3% 2%

100%
Source: ME Queenstown Housing Model 2017

100% 100%

To a degree, thaimilarityamonghousehold typesnay reflect the method used to estimate timeidence
of householdsn each value band. Equally, however, there is a wide spread of households of each type
across QLD, such that the simiiain property values reflects the relatively even location patterns.

However, the difference in values between owned and rented dwellings besomesvhat clearewhen

Figure 311 and Figure 32 are comparedThe value range for owned dwellings laagenerally similar
shapeto that for rented dwellings, but the values for owned dwellings are generally higher than those for
rented dwellings. The peak in Figurglds to the right (higher value range) than the peak for Figui 3.1
Having said that, theelatively high mean and median values in QLD will see tenancies across the value
range.
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Figure3.11 - QLDOwned Dwelling Value Distribution by Household Type 2016
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Figure3.12 ¢ QLD Rented Dwelling Value Distribution by Household Type 2016
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This is further illustrated in Figure 3,which compares the distribution across value bands

dwellings and rented dwellings, for each main hbokitype

Owned v Rented 2016
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3.10 Dwelling Values and Household Incdz&6

Figures 34 to 3.16 show the overall relationship between household inc8rand the value of dwellings
occupiedn QLDOnN 2016 The pattern is for lower income households to occupy dwellings toward the lower
end of the value range, and for medium and higher income houssehmldccupy progressively higher
value dwellingsHowever, all income bands peak in the $380,000 value band, reflecting the relative
concentration of dwellings in that bandhig is evident for total households (Figuré4y, as well as
households owmig their dwellings (Figurel’) and renting or otherwise not owning (Figur&63.

Figure3.14 ¢ QLDDwellings Occupied by Value by Household Income 2016
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However, the differences are much less mdrke QLD than in other larger urban economies such as
Auckland, where the greater range of dwelling values, and the greater variation among geographic areas
in both property values and household incomes results in stronger patterns.

Among owners, there isomedifferentiation between households on low, medium and higher income
levels.This difference is not as apparent with renting households, apart from those in the highest income
band (Figure 36).

The patterns are generally as expected, given the kmofluence of household income on ability to pay
and housing affordabilitiNevertheless, the capability to extend the understanding available from Census

83
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datac which establishes the links between household income and tenure, and type of dwellin
to now incorporate dwelling values is important for the NI requirements.

Figure3.15 ¢ QLDOwned Dwellings Occupied by Value by Household Income 2016
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Figure3.16 ¢ QLDRented/Not Owned Dwellings Occupied by Value by Household Inco

3.11 Summary

The analysis of the current 2016 housing demand situation detailed the main patterns of housing demand.
The consistency of these pattermsth both the research and conceptual bases in housing demand
indicates:

a. The QLD housing market is limited in scale (some 17,600 dwellitg®Queenstown and Wanaka
as distinct geographical areas. The economy is fast growing, with population sizéhamore
doubling in just 20 years to 2016, and similar rates of growth in the dwelling estate;

b. Moreover, the housing market has distinctive features, notably the high share of the estate which
is owned by absentee owners, who have purchased for both inveStmany R a K2 f A Rl &
reasons, and the relatively high property values. In addition, the tofmismssed economy and
the high shares of couple households within the population, both indicate relative volatility in
housing demand, especially from thednen stay and seasonal workforce;

c. These factors together suggest that while the parameters of the existing QLD housing market do
offer a reasonably stable base for projecting future outcomes, there is scope for change, including
those driven by exogenouactors (such as the relative attractiveness of QLD for investing in
holiday dwellings);

d. Nevertheless, the existing population base and the increasing mass both suggest that the outlook
is for incremental upward change (as distinct from fluctuation), whiibates that the housing
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