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Snap Shot Summary

Queenstown Lakes District (QLD) contains a high growth arba. As a result, the Council must meet all

the objectives and policies of the 2016 National Policy Statement on Urban Development Capacity (NPS
UDC). ThislousingDevelopment Capacity Assessmadb ( | 0 A& [/ 2dzy OAf Qa FANA
residental dwellingdemand and capacity under the NBBC. This, and an equivalent report focussed on
urbanbusinesglemand and capacity (tHBDCA), will be updated at least every three years. Both reports,
supplemented by quarterly monitoring reports also reqiiing the NPS/DC, provide an evidence base for

future growth planning and decision making and will help inform the 2018 Future Development Strategy.
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capacity to cater for urbadwelling (and businesgjowth anticipated in the short, medium and lelegm.
Further, that infrastructure planning and funding is integral to growth planning.

The geographic scope of thiiDCA is the urban environmenwvhere % of QLDesident householdare

based (2016). The urban environment has been defined as the area within the Wanaka, Arrowtown and
Queenstown urban growth boundaries, as well as the urban zones in Hawea and Luggate and the area of
Low Density Resdtial zoning adjacent to Lake Hayes.

Within this urban environment, thdDCA is concerned with the main zones that enadsielentialctivity.

At the time of preparing the report, these comprised of vari§uecial Zones, Townships Zones, Plan
Change 50High Density Residential Subzones A and B (Gorge &wlatl)e Rural Visitor Zone (Arthurs
Point) from the Operative District Plan and thewv, Medium and High Density Residential Zohesn
Centre ZonesTown Centrélransitionand Subanes,Arrowtown Rsidential Historic Management Zone,
Large Lot Residential Zones (Wandkagjness Mixed Use ZaosmedLocal Shopping Centre Zone from stage
1 of the notified Proposed District Plan (FDP)

TheHDCA is a joint effort between Council and Market Econoivii&s).(Detailed modelling dfvelling
demand and capacity has been carried out using a range of Colitcdnd Statistics New Zealand
datasets, including (but not limited to) property parcel files, rating data, zoning map layers, planning rules
and zonewndards, population and tourism growth projectip@&nsus data, building consents and known
development yields in Special Zonef addition, detailedata on dwelling sales prices, dwelling types,
construction costs and Airbnb propertiea/e been inorporated intothe analysis.

Based on the above data inputs, the approach apfilieithe HDCA begins with an analysisofrent and

future dwelling growth by type (standalone and attached housing), price band and location. This takes into
account demandrom resident households (owned and rented) and-tomal owners (investment and
holiday homesand how these structures are projected to change over tirhes is then compared with
estimatedplan enabled dwelling capacity (by type and price band)glaimnmercially feasible to develop
(currently and in the future based on projected prices) in urban residential enabled Hoiseomparison

1While the decisions version of stage 1 of the PDP has since been released, those changes to zones and provisionsedIl be capt
in future updates of théiDCA.
2The adopted approadk consistent with the NR$DC guidance provided by the Ministry for the Environment



of demand andeasiblecapacity allows the sufficiency of plan enabled capacity to be assessed
medum and longerm (being 2016 (base year of modelling) to 2019, 2026 and 2046 respective

The table below summarises total projected growth in urban dwelling demand (including with a margin on
top of demand as required by Policy C1 of the-NBS) undea range of growth outlooks with total urban
feasible capacity in 2016 (i.e. under current prices). It contrasts feasible capacity based purely on infill and
greenfield development opportunities with feasible capacity that also includes potential to ogdevel
existing residential properties to achieve current densities.

It shows that currently, the provisions of the district plans provide sufficient feasible dwelling capacity to
cater for total projected urban dwelling growth out to 2046 (the arg). Supluses in the short and
mediumi SNY NB aA3AYyATFAOIYyGX LI NIHAOdZ NI & gKSy NB
Recommended growth outlook, capacity excluding any redevelopment in the urban environment is 30%
greater than longerm demand inclusivef a margin (3,980 dwellings) and 87% greater than-teimy
demand inclusive of a margin (11,450 dwellings) when redevelopment capacity is accoufireelrfione

a greater share of plan enabled capacity is expected to become commercially feasiile (ce2216).

This means thatver thelongterm, the surplus ofotal urban dwellingapacity will further increase.

QLD Urban Environment Growth Sufficiency Summary 2016 (Current Prices)

Dwelling Demand Total Urban Dwelling Capacity Cpmmermally Feasible in
(Current Prices)
Total Surplus Above Surplus Aboveg
Growth Scenari Outlook Estimated . .| Excluding Including Margin Margin
With Margin . .
Urban o Redevelop- Redevelop Excluding Including
Dwelling ment * ment ** Redevelop-  Redevelop-
Growth *** ment ment
Short-term 2016-2019 1,300
Medium Medium-term 2016-202¢ 3,700
Long-term 2016-2046 9,600
oLDC Short-term 2016-2019 1,600
Medium-term 2016-202€; 4,300 17,080 24,550
Recommended
Long-term 2016-2046 11,400
Short-term 2016-2019 1,800
High Medium-term 2016-202€i 4,800
Long-term 2016-2046 13,200
Source: ME QLD Housing Model 2017. ME QLD Residential Commercial Feasibility Model. Figures have been rounded.
* See Table 5.5.  ** See Table 5.6. *** See Table 3.12

However, \menurbandemand and feasible capacity is examinegiige band, shortfalls in current and

projected futuresupply in the lower price bands (particularly below $80,000) are evidersind increase

over time In the longterm (2046), the shortfall of dwellings in the lowest price bands is estimated to range
from -2,700 (medium growthp -5,190 (high growthallowing for a margin of 15% on top of demand and
estimated longerm pricesFurther supply ofzonedland or enabling greater density to address this likely
shortage, is unlikely to increase the ratdoilding within this lower part of the housing market on its own.
Special Housing Areas are expected to help address a portion of the shortfall. The KiwiBuild@addeme
also help supply more affordable housingdpnfirmedin QLDat the time of writirg). The modelling has
shown that it is feasible for the housing marketdtgivercheaper dwellings ithe district The HDCA
recommend thatCouncilcontinue efforts to promote affordable housing supfliis, as well as closely
monitoring the developmenup-take ofresidentialland, arethe { S& LINA 2 NR& (0 A Séusirg2 NJ § K
growth planning.
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Executive Summary

Urban economies acconudate 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. To this end central government has
released the National Policy Statementrban Development Capacity (NBPBC)

that requires high growtltouncils (in the first instance) to assess their growth
futures and the commercially feasible capacity enabled underdis#iict plans to
ensure that future growth can be provided for.

Loal 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 development means that
businesses and households can be accommodated in appeoladations 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; Evidence and monitoring to support planning decisions. Under Paticgdig,

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

a) Estimates the demand for dwellings, including the demand for different types of dwellings, locations
and price points, and the suppdf 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 other.

The housing development capacity assessment (HDCA) needs to indotaiation 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 any other strategic planning documents by type and location,
an assessment ahe 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 short, medium and
longterms. This is summarised in Figure 0.1 below.

Queenstow Lakes Distri¢gQLD) has been identified as a high grawtimcil As a resultall the objectives
and policies othe NPSUDCapply to the QLDCThis report is QLEJirst assessment under the NBBC

of urban housing demand in the short, medium &dyterm and current and projected feasible housing
capacity provided for in their proposed and operatligtrict plans.

The QLD Urban Environment

The NPSIDORSTAY Sa (g2 02y 0OSLIias bdNblYy SYy@ANRYYSyld al
andapplication. TheNPS5/ | LJLJX AS&a (2 lye adz2Nblty SYy@ANRYYSy:
¢tKS 202S0GAQGSa yR LRtAOASEA ' NB aiGNHzZOGdz2NBER | NE dzy
demand and provide sufficient development capagityder 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 HBTA. 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 Luggate. In the south of the district (referred to here as the
Wakatipu Wardwhich 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
Residentialone adjacent to Lake Hayes.

The rest of the district the rural environmentc therefore captures theRural Zone, Wakatipu Basin,
Gibbston Valley, Cardona, Hawea Flat and the more remote townships of Makarora, Glenorchy and
Kingston. Several of thid & (0 SFed@xiZoRes sit within the rural environment. It is actegpthat within

the rural environment there are some development areas that are urban in nature theduture, those

areas may be included in the defined urban environment.

Structure of the QLD Housing Market

The QLD housing market is complex, becaigaficant shares of the estate are owned by absentee
owners (other New Zealand residents and overseas investors) who utilise their dwellings for themselves as
LISNB2Y | f K2fARIFIe& K2YSa 2N WaSO2yRQ K2YSamntg 2YS 3
accommodation for the QLD resident population, and/or for stesrh (mainly holiday) visitors (listed on
platforms such as Airbnb and BookaBach). It is important to understand this market structure, because
different components of the market arelgact to different growth drivers.
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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. However, the demand for holiday homes
is also drign by a range of factors which are external to QLD, including population and business growth
rates elsewhere in New Zealand, and in other countries (where absentee owners reside). Many holiday
homes are also investment properties, that have been acquiredalpital gain and/or rental returns.
Demand for holiday homes is affected by both demographic and economic conditions.

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

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

c. Absenteeowners 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 residentatigoufor rental accommodation
influences demand for investment properties, for both QLD entities and those from outsidisttiud.

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 dwellings and investment dwellings, and there are no comprehensive statistics
defining the structure of this housing market.

As at June 2016, the estimatestal housingestate in thedistrict was 1400 dwellingsTotal resident
householdsvere 13,600 as at June 201#hd assuming each resident household occupies one dwelling
this suggestshere were 4,00@wellings usually not occupigetihis figure off,000 is directly consisterimh
scalewith the numbers from the 2013 Census (15,400 in total and 3,900 not usually occupied) and
percentage terms, is substantially higher than national figures.

It is normal for a small share of the dwelling estate of abgtrucentre to be unoccupied on a medium or
longterm basis. Nationally, some 5.6% of the total dwelling estate is categorised as undq@ipied
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

Holiday homesaccount for a significant sharedfy 2 i dza dzI f f & 2 ThEsenlelbcSuRiéd fdR ¢ S €
part of the year by owners and/or by visitors to the District on a dieom rental basis (including family

and friends of owners who may occupy the dwellings on afreatbasis), but not by persons who are
usually resident in thdistrict. QLDis not ungue in this regard, as in many holiday destinations these make

3 For this assessment, absentee owners are those owning residential property in QLD but who normally reside elsewhere in New
Zealand or oveeas. The dwellings of absentee owners are a combination of investment (for long argrshaental) and
3SydzAyS aKz2fARIFI&¢ RgStfAyaa gKSNB y2i 200dz20A SR SEOSLIi o6&
4 SNZ Dwelling and Household Estimates, June 201 b¢Pephy Dwelling and Household Estimates),
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within the size of the housing estadad isalsocharacterised by relatively high valdwellings.

ARRNEB & &

nation overseas

The figures for Jun2016 indicated that some 6,070 properties are owned by entities based in other parts
of New Zealand (34.5% of the total estate 06Q@,dwellings), and some 1,290 properties are owned by
entities based overseas (7.3%$. discussed above, the dwellingth absentee ownership may be either
used as personal holiday homes, sHeri visitor accommodation, or as rental/investment properties.
Given the role of QLD as an internationally prominent tourism destination, the attractive natural
environment, and he relatively high housing valugsjs expecetd thatthe presence of international
absentee ownerwiill beconsiderably higher in percentage terms than the New Zealand ayaitigerigh

F2NJ AaSNAOS f Aail prévides yhsighok &hich QLAzypOpertied are NI (i A
owned by absentee owners, and where those owners are based, by district within New Zealand, and by

this is difficult to verify.

G240t SadrisSeo bSGSH

Figure0.2 ¢ QLD Housing Market Structure 2@16wnership by Dwelling Category
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Figure 0.2 summarises the housing market structure for the total District (on the left) and the urban
environment (on the right) for 2016. In total, 13,410 dwelliags estimated in the defined urban

5 This information is likely to be subject to some inaccugaicy example, absentee owners may list their address for service
through a local solicitor, which would act to ogtate the numbers of dwellings oad by QLD entities, and unegate those

owned by absentee ownerdhis requires further investigation.
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environment, 76% of the district total. The urban environment accounts for 87% of-ovaugrier
dwellings, 74% of loAgrm rental dwellings and 58% of holiday homes. This structure provided the basis
for assessing fure demand for housing, as follows:

a. Demand for usually occupied dwellings is driven by growth in the resident population. Based on
the current market structure, this total estate would be a combination of dwellings owned by
QLD entities (around 10,240a&<2016) and those of absentee owners (around 3,360 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, those dwellings not usually occupigcently around
4,000- will be driven by exogenous factors.

Recent Population and Household Growth and Current Structure

¢CKS 5AaGNROGQa LI Lzt | ( Aastyfwo Kdcatles Friid 164300 & 2hy’ EFOA6RCENNUS 6 f &
to 34,700 by 201% The annual growth rate of 4.4%pa over that period saw an average annual gain of 1,000
persons to the resident population. Since the 2013 Census, however, the growth rate has increased
subgantially, with an additional 5,000 persons in the 2Q036 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 thdistrict total reaching an estimated 13,600 resident households by June 2016.

ThedA aGNROGQa YIFE22N) NRtS |a F (2d2NRAay RSadAylGAz2
population structure differs significantly frothe national pattern(Figure0.3). It is 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 persons in the 25 to 44 year ageshamyident for both males and females, and to

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

The rapid growth in the population means thaimigration 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
GFr3ISAYy3 Ay LI I OS¢ Aa avlftft Ay NBtFdAz2y G2 GKS Od

6 SNZ 2017.

Page |5



Figure0.3 - QLD Population Age Sttue 2013by 5year Increments
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in thedistrict. There are several important differencesrentlyfrom the national pattern:

a.
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A relatively low indience of singlperson 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 incidence of couple households, at d@tpared with 31% nationally. This
reflects to a degree the presence of couples employed in the touekated sectors, who may
be in thedistrict as loneggtay visitors, as distinct from lotgym residents;

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

A relatively high incidence (nearly twice the national figure) ofr athdti-person 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 rather than longerm residents fam flatting (nonfamily) 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 captured accurately
by availabledata whid 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 expected, consistent witlpdipelation outlookA priorj the
increase in resident households is a sound indicator of the requirement for additional dwellings to
accommodate the resident population. The most rec&atistics New Zealand (SNZ) projections indicate
an additional3,000 (low) to 5,200 (high) resident households over the decade to 226 (@ 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 Figure 0.4. Included is theAdo@n& 2 & Yligh GORA dzY
projection (referred to as th€LDCRecommended growth outlook). This shows growth of 12,600
households in the lonerm (93% growth between 2016 and 2046).

Figure0.4 - QLD HousholdTrends 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 thengterm

growth. Singlgerson households account for some 26% of the net change in household numbers, but the
net change is much less for family househagsund 12% of the total) and other household types show
minimal change. Of the total increaseapiproximatelyl0,000 households, some 8,560 eaither single

person or couple householdEhis differs substantially from the national growth outlqathich indicate

a higher share of singfgerson households (32% of the net increase), but lower shdresuple
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 likely to have preferences ftarsinadllings, 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 provide affordable 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 structure, suggesting
more family housholds among absentee owners, and possible preference for larger and detached
dwellings.

The growth projections detailed above are for the whiidtrict and include both the urban and the rural
demand outlooks. It is important to differentiate betweetvam and rural growth because 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 lifestyle blocks are the main source
of supply (including some sm@tlwnship,Rural Visitor andecialZzones). The economics of lifestyle block
development are quite different from urban residential development, particularly because of their
positioning toward the upper englhigher 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 inappropriate subdivision and hevelop

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 lifestyle holdings in the areas
beyond he UGBThe total urbarhouseholdorojections 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 householdslran locations by 2026 (out of
the total QLD increase of 3,000) and 6,300 households by 2046 (out of the total 7,300). This
represents an increase of 57% over the three decades;

7 Refer Figure 2.2 for a mapthe defined urban environment.
8 The 2013 CAUs aggregate up the broadasehs in the spatial framewlar

Page |8



b. TheMediumprojection would see an additional 3,500 households in urbatidnsaby 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 households incr&ase the current
82%, to accounting for 884% of growth in the period to 26.land 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
households (Low) and 2@ households (High) by 2046. This equates to average annual growth eébetw
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 OwnersProjecting growth in demand for dwellings by absentee owners is somewhat more
complex thandr resident households. SYl yR F2NJ I 60aSyiGSS 26ySNARQ K2f Al
a range of drivers. Key factors include the relative attractivenesslé<a place for both holidays and
investment, and the potential to rent dwellings on a sherin basis(to visitors) or longerm basis(to

residents). Demand is also influenced by population gramtheconomic conditioria other areas of New

Zealand and in overseas markets, and consumer sentiment.

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

Allowing for 20% of this demand to be as guests of residents then the balance of average day demand may
be assumed to be in vacant or not usually occupied dgellltsssuming a mean 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 shosterm visitors. Applying this to the estimated 4,000 dwellings which are not usually
occuped in 2016 indicates 1,800 to 2,200 are occupied by gbort tenants on the average day.

The peak day demand is considerably greater, over four times the average day. Even with a substantially
KAIKSN) aKINB 2F @A&aAlG2NE ahdzOBidenmilyRdrgérSriean Igraup dlZe inA RS
shortterm rentals, very few of the not usually occupied dwellings would be vacant in the peak. However,
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 the demand for shiatm rentals 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 tharptak Thisindicates that around half of the

9 This excludes visitors utilising commercial visitor accommodation (such as hotels, motels, camp groundgackksick
10Based on the QLDC Recommended growth projegtiotal District.
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total estate of not usually occupied dwellings may be driven by demand fortatmrtvisitor
accommodation.

Total Housing Demand

Total dwelling demand is estimated from the household projections, and allei@ngrowth in each
aspect of absentee owner demand, recognising also the overlaps among these aspects. These projections
form the basis of assessing housing sufficiency discussed further below.

Based on these scenarios, total district projections haea prepared for low, medium and 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

¢ reachirg 30,900 dwellings required in 2046

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

a. A total demand increase of 4,8@wellings 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 (+76%);

b. The projected growth includes demand for an additionab@ dwelings by 2026 from owner
occupier households and 8® dwellings (+76) by 2046. There would also be demand fosQ.,7
dwellings for longerm rental by 2026 (+31%), an®€0) dwellings by 2046+76%,) of which an
estimated 2,80 would be owned by absenteaners (primarily from elsewhere in New Zealand);
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¢. Additional demand for investment dwelling8@2y 2026, and® dwellings by 2046) and holiday
dwellings not used for rental 7@ by 2026 and® dwellings by 2046) is expected to arise primarily
from demand from elsewhere in New Zealand.

d. Allowing for a 15% margin on top of projecledgterm 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 t0,900 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 Talfle?.

The urban projections allow for a progressively higher share of growth to accrue to urban RQdidginc
because of the substantial additional capacity within the utbaundaies Currently, the dwelling
estimates show 76% are within urban QLD, the high projection indicates 81% of growth would bg urban
2046 the medium projection 83%, and the Igwojection 85%. Total growth in urban dwellings is
estimated at 600 (Low), 00 (Medium),11,400 QLD@Recommendednd13,300 (High between 2016

and 2046.

Table0.2 - QLDUrbanProjected Housing Demand 2046

Change Change Medium Change Change Change Change Rationale Change Change

Housing Demand 2016 Low 2046

High 2046

2016-46 % 2046 2016-46 % 2016-46 % 2046 2016-46* %
Owner-occupied 6,540 10,220 3,680 56% 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 22% 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 15% 240 40 20% 240 40 2094
International-Holiday 200 200 - 0% 210 10 5% 220 20 10% 220 20 1094
International-Total 400 410 10 2% 440 40 10% 460 60 15% 460 60 15%

13,400 20,000 49% 72% 26,700 99% 24,800

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

Under Policy C1 of the NB®C, councils must provide forat RRAGA 2yt Y| NBAY 2F 71
OF LI OAG& 2@SNJ I yR of a020dhShe sbN®addn@didBeRns, Rrdl 5%y/iRtiée long

term. This means that the projected incsea in demand need to be factored up by 20% and 15%
respectivel¥?, to identify potential total future demanthcluding a marginptal growth in urban dwellings

is estimated a?,500 (Low),11,000 (Medium), 8,100 QLD@Recommendedand 15,200 (High between

2016 and 2046.

QLD Housing Demand 2048 Detailed Examination

The HDCA provides considerable analysis of the future housing demande$i@em householdgaking
into account the current patterns of dwelling ownership and occupancy of dweNitngaibeholds of each
type, and in each income barifey findings of the 2013 analylisthe total districtinclude:

1 Separate houses (detached) are the dominant dwelling type (6,910 dwellings or 71.1%);

11 For this first HDCA, QLDC have adopted the margins recuathén the NPEDC guidance. This will be reviewed in future
updates.
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1 Attached dwellings (town houses, terrace housesagradtments) account for 2,090 dwellings
or 21.5% of the total estate;

1 Of the attached dwellings, about ottdrd (700, 7.2% of the total) are single level, typically
town house and home unit typology;

1 Some 1,370 attached dwellings are in buildings of 2 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 not defined.

91 Single person households show a higher propensity dkiarage (38.7%) to occupy attached
dwellings, especially single levelaediimgs. Norfamily households (usually flatting structures)
show relatively high occupation of attached dwellings, with around half in attached dwellings.
However, among other houseldotypes, the pattern is similar, with detached dwellings
LINBR2YAYIYylid® ¢KA& A& y20 dzySELISOGSR T2N |y
strong growth rates, and the relatively high property values, mean the proportion of attached
dwellings is@mewhat 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 higher than average propensity to reside
in detached dwellings;

1 To a degredghese patterns reflect the household types, especially with older single and couple
households on low to loomedium incomes showing some preference for attached dwellings.
CKAAd GLINBTSNBYyOSE¢ YIe@ 06S olFaSR 2yteh&igaQLOS 27
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.

The above results are unsurprisimgt arenevertheless important to deomstrate clearly how demand for
housing variesgvithin the community The figures showthat demand for housing is influencetearlyby
household type and age affecting household size and organization, stage in the life cycle and also
indicating stage idwelling ownership sequenagas well as by incomeaffecting ability to pay. These
drivers of demand influence dwelling type needed, and able to be afforded, and dwelling tenure.

If clear demand patterns may be demonstrated for 2013, then these samesdmay 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 and age, and incom&vill underpin the demand for
housing. In parallel, the will also be changes in dwelling tengiiecluding possiblehangesn ownership

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

The estimated demand pattern for 2016, taking into account the patterns observed in 2013, and with
allowance for the growth in household numbers and dwellings in the period ta8&bout belowKey
findingsfor the total districtinclude:

1 Overall, theestimates show 56% ofsidenthouseholds live in owned dwellings, with the other
44% in rented or other dwellings not owned by them.
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The ownership rate is substantially higher than average for the top income band (68% compared
with 56% overall), and suasitially lower for households in the lowest income category (48%).

Ownership also varies among household types-fgavent families with 2 children (67%) and
couple households (62%) have relatively higher leyetflecting 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%), oparent families (41%)

and very low among neiamily households (9%).

There is digher incidene 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 muiéimily households, though with lower incidence for
singleperson households (four in every five).

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

The owneroccupier market does m@how 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 consistent with a wide range of market assessments and
commentary.

There 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% of the total rental dwelling estate;

For single person luseholds which are renting, attached dwellings account for more than half
of the total dwellings, and nearly half for couples;

For family households which are renting, attached dwellings account for less than one third of
their total accommodation, compattavith around ondenth of dwellings for owner occupiers;

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

Dwelling ownership rates do improve markedly through thestdges; from a low of 10% for
housholds in the under 30 age band, to 40% for those in thg930and, 61% for those in the
40-49 band, reaching 77% for those in the@Dband, and the high of 83% for those in the 65

74 band. However, it is important to not assume that the future pomatiill 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 those in-88af@

bands which are substantially lower thaasithe case for earlier generations.

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 andeldiwm income
households, and in the 282 age bans, which is the lifstage when traditionally households
KIS SYyGSNBR GKS YINJSG Fa aFANRG K2YS o0dz22S



QLD is a fagirowing economy, and much of the dwelling estate has been developed in the past 25 years.
It is likely that the range of dwelling option8l 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 ofgtHDCAlemand assessmenttise relationship between households and the
values of the dwellings which they occupy. A key output frormtidtellingis the estimates of the dwellings

by value which are occupied by households of each 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 dwellings.

Figure 06 shows the estimated distribution of dwellinglues for all household types and each main
household type as at June 2016. The diswide pattern shows that each household type occupies a
substantial 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 Vakpeak for every
household type occarin the $420,000 to $710,000 value bands. The distribution is consistent with the
REINZ figures showing median dwelling valugeei$790,000 to $800,000 band (August 2016), and mean
values of $900,008

Figure0.6 ¢ QLD Dwelling Value Distribution by Household Type 2016
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Figure0.7 shows the distribution afesidenthouseholds iotal across the value bands, and the incidence
of each household type within each value band.

12QN.co.nz 2018
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Figure0.8 shows the overall relationship betwedmusehold income, and the value of dwellings occupied

in QLD in 2016 (for total household$he pattern is for lower income households to occupy dwellings
toward the lower end of the value range, and for medium and higher income households to occupy
progessively higher value dwellings. However, all income bands peak in th&1£5600 value band,
reflecting the relative concentration of dwellings in that band.

Figure0.8 ¢ QLDDwellings Occupied by Valog Household Income 2016
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Housing Demand by Dwelling Type and Value

The HDCAdentifiesa suite of housing demand growth futures for @hdd take into account the medium

and high growth future A ®S® | NI y3S | NRdzy R (K Sand ®itizgaDidufarQa 2 ¢
reference to the changes expected in household demographigst the implications of changes in
dwelling preferencesver time These provide more detailed demand projections for the total district and
urban environment than reporteédbove (total dwelling demand)rhe figures belowelate to the
component of dwelling demand driven by resident households (the majority of total dwelling d&mand)

Asdiscussedthe emphasis on couple and singkrson households and the associated gradgaing of

the population together with increases in dwelling values and greater acceptance of attached dwelling
optionsare allexpected to see some general shift toward attached dwellings in the filfueanalysis of
current dwelling occupancy by difent types of household indicates that household income is the main
differentiator of occupancy, rather than household age. This means that the shift toward a more intensive
urban environment for QLD is likely to require a change in dwelling preferbhEdsasallowed for some

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

Table0.3 ¢ QLDResidenDwelling Growtlt Medium Projection 201:2046¢ Nil Preference Shift

Dwelling Type 2016 2017 2019 2026 2033 2038 2043 2044 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 2% 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% 1% 4% 4% 1% 4% 4% 5% 1% A%
TOTAL 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 1009

Source: ME Queenstown Housing Model 2017

Table0.3 shows the projectedotal district residendwelling demand undemedium growth and aNil
Preference Changecenario (the current patterns of dwelling occupancy persist), and the increase in

dwelling numbers of each type is more or Ipss ratafrom the current situation. For total QLD, the
projected growth in residerdemandis in the order of 3,900 households by 2026, and®jn total to

13 Note, figure presented in this section may differ slightly from total household projections due to disaggregation and
reaggregation of figures together with rounding.
14 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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2046.This future would see detached dwellings continue to account for the major share of dwelling growth
-around 77% to 2026, and 75% thereatfter.

This outlook is likely to be assocahteith 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 amgrolder and
smaller households including their propensity to seek central rather than peripheral locations.
Accordingly, it is included primarily as a base for comparison.

Table0.4 shows thetotal district projected resident dwelling demand undemedium growth anda
Moderate Preference shiftcenariog 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 apmhrtments.

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 2046. The change
reflects the existing dominance aétached 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.

Table0.4 ¢ QLDResidenDwelling Growtlt Medium 20162046¢ Moderate Preference Shift

Dwelling Type 2016 2017 2019 2026 2033 2038 2043 2046 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% 72% 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% 4% 4% 3% 3%
TOTAL 100% 100% 100% 100% 100% 100% 100% 1009 100% 100% 100%

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 dwellings from each type of household, and tatorercount 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 existing dwellings broadly reflects
expresseddemand (dwelling type and value) from QLD households. On this basis, the household
projections have been used to estimate future demand for housovgned and rented, by dwelling type

¢ in each value bandProjected future demand is based in the firgtance on existing demand patterns,
projected forwardpro ratawith the growth in each segment of the market (household type).
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This modelling relies on a number of assumptipasnore detailed discussion of limitations in contained

in the main body of tareport.There 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 dwelling supply. That is covered sighavath regards to housing development
feasibility.

Table0.5 shows the projectedesidentdwelling number$®y typefor 2046 in anediumgrowth future, with
nil preference changacross segments of the markdthe results shown are for the total distri¢he
distribution shows low shares of dwellings in the lower value bands, with demand centred onthegaid
valuesg reflecting the current dwelling mix and value patterns.

The total increase in demaraf some 10,000 dwellings represents substantialvgjn. 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 change from the current
base, and do not indicaibstantial 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 mix of dwellings and values.

Table0.5 ¢ QLDResidenDemand by Type & ValgMedium, 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 5900 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 resultsshown are for the total districilThe 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 esvthe longterm
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compared to 3,500 attached dwellings in the nil preference shift scenario)abaveith demand centred
on the midrange valu€'s.

Table0.6 ¢ QLDResidenDemand by Type & ValgdMedium, Malerate 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% A47% 101%

Source: ME Queenstown Housing Model 2017
Plan Enabled Capaciyrban Environment

Having examined demand for housing in QLD, thelNIR2hen requires that capacity for housing is
identified. Different forms of capacity have been estimated using a 4steft processwhich brings
together spatial and noespatial datasetsThese forms include infill development (by standalone
(detached) duplex and apartment dwelling typeshe latter collectively representing attached dwellings

as discussed in the modelling of demabove) and greenfield development. The primary focus of this
HDCA is a detailed understanding of housing capacity in the urban environment. This therefore covers all
operative and proposedistrict Pan zones that enable residential development as anjiesd or
controlled activityf:

Low Density Residential (PDP)
Medium Density Residential (PDP)

High Density Residential (PDP)

A =2 = =

High Density Residential Subzones A ang&@dveDistrict Pan (ODB)

15 Refer to the main body of the repofand appendices for a full range of results by growth future and dwelling preference
scenario).

16 The capacity within the Visitor Accommodation-2ohes has been excluded from the HDCA. It is acknowledged that some
residential activities are enabled inefe zones but they have been treated as capacity wholly for commercial visitor
accommodation and therefore captured in the BDCA.
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Arrowtown Residential Historic Managemé&uine (PDP)

Lage Lot Residential (including A and B in Wanaka) (PDP)

Queenstown, Wanaka and Arrowtown Town Centres (PDP)

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

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

Local Shopping Centres (PDP)

Albert Town, Hawea and Luggate Townships (ODP)

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

Plan Change 50 (Queenstown) (ODP)

- =/ = A =44 =4 a4 a4 /A - -

Specific structure plan precinétsvithin Special Zones Jacks P¢RIDP) Remarkable®ark,
Frankton Flats B, Northlak@uail RisePenrith Park, Meadow Park, Arrowtown South (area
within UGB), Quail Rise, Shotover Country, Three Parks (ODP)

QLDC is currently going through a staged plan review, which added another layer of complegity to t
modelling. This HDCA utilised the notified versionstaigfe 1 of the PDP. The proposed visitor
accommaodation subzones were able to be incorporated at the last mimatesites that were located
within the Open Space and Recreation Zone were remaeed the analysisbut no otherstage 2
proposed zonings were incorporated due to timing.

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 thefaesidential dwelling capacity 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 piengliband

the number of 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 (orelimgs) through land use provisioriRedevelopment capacity

was also modelled, where existing houses are removed, and sections redeveloped under current plan
provisions (often more intensively).

The final outputs of this modelling identified the numbérdwellings enabled on each property parcel
under thedistrict plans'® (plan enabled capacity). It also identified the section size of each dwelling and the
maximum size of the dwelling(s) by type (measured in square meters of gross floor area (GR\)reTo e
there was no overlap or double counting of capacity with the BDCA, estimates of residential development

17 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 specHigtti raveas.
18 Reference to District Plans includes the relevant chapters in either the PDP or ODP.
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in business zones were agreed with QLDC (that is, the number of (primarily) above ground floor storeys
that were likely to be occupied by residehtpartments).

In total, thedistrict plans enable capacity for a little over 27,000 further dwellings within the three UGBs
(Queenstown, Arrowtown and Wanaka) and a total of approximately 27,650 additional dwellings within the
total defined urban envimment (Figure ®). 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.

Figure0.9 - Plan Enabled Capacity (Dwellingsxcluding Redevelopment
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Approximately twehirds (67%) of tis capacity enabled under thdistrict plans occurs within the
greenfield areas of urban expansion. Tistrict plans enable just ovetr8,200 dwellings within the UGB
greenfield areds, 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 dwelligs) of these greenfield dwellings are enabled within the Queenstown UGB, with a further

19This also includes larger integrated developments within the existiag edges where a structure plan exists.

20 These areas include Jacks Point, Remark&ads Hanley Downs, Homestelady, PC46, PC50 (which is included in the
greenfields section of the model given the presence of a structure plan and developer estimatarge piece of land), Frankton
Flats, Quail Rise, Shotover Country, Penrith Park, MeadowARamktown South, Three Parks, The Heights, Riverside Township
and Northlake.
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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 Special Zone).

Thedistrict plans enable roughly 9,000 additional dwellings (i.e. additional to the existing dwelling stock)
through infill development (excluding redevelopment) withinttiree UGBs and a further 240 in the rest

of the urban environment. This shownn pink column in Figure 0.Hdd refers to an aggregation across

all parcels of the maximum number of additional dwellings enabled undedistréct plans as infill
development!. Over half (59%; 5,230 dwellings) of these dwellings are enabled withiudeasfown

UGB, with a further 40% (3,490 dwellings) within the Wanaka UGB, and the remaining 1% (110 dwellings)
within the Arrowtown UGB. The capacity in Arrowtown is predominantly infill capacity from the increased
densities promoted in the proposed L&&nsity Residential Zone.

Figure 0.10 also shows the total numberirdill dwellings enabled under thdistrict plans within each

dwelling typology (yellow barg)s distinct from greenfield dwellingsportantly, these numbers anmt

additive as somesites have more than one dwelling typology enabled, with development of one type
precluding development of another. In total, tHistrict plans potentially enable over 5,000 additional
standalone housethrough infill developmentover half (54%) of whicare 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 shae of standalone houses, reflecting the relatively higher density of development provided for
within Queenstown.

When taking into accoumédevelopmenti.e. demolishing and rebuilding on sites where dwelling position
does not favour infill or where monetensive development could occur than through infill), the number of
plan enabled additional dwellings enabled underdistrict plans increases to a maximum of nearly 37,600
dwellings within the UGBs or just under 38,400 dwellings across the totalambaonment (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 (Figu@.OAlhen including redevelopment
options, around half of the aitional plan enabled capacity occurs as infill development within the existing
urban areaand half occurs in greenfield areas within the urban environment

Queenstown UGB contains a slightly higher share of the redevelopment capacity (relative to
subdivsion/land use infill). In total, thdistrict plans enable potential for a further 14,800 net additional
standalone dwellingthrough infill developmentpotential for 16,900 duplex dwellings and potential for
7,000 apartment dwellings through redeveloprhaoross the QLD urban environment.

21Within the modelling, different numbers of dwellings are enabled on e&ctiegiendent upon the type of dwelling constructed.

C2NJ SEFYLX S || &dzoRAGARSR aArdsS yvire oS FoftS G2 | 002YY2RIGS
O2YO0AYlLGAZ2YQ NBFTSNE (2 (GKS YI EAYdzYy céethfaudhyinajgiegasion af the rhakitnuh Sy I 6
enabled dwellings on each site.
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Figure0.10- Total Urban Plan Enabled Capacity (DwellmBg€development Scenarios
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The difference between subdivision/land use and redevelopment infill capacityeist lfor standalone
dwellings (an increase of 182%), relative to duplexes (119%) and apartments (96%) (Figuf&i.1
reflects the low density of existing development across much of the larger zones (e.g. low density
residential) which cater for the@pter share of standalone houses, and the higher density enabled under
the notified PDP. A lower ratio between redevelopment and subdivision/land use infill development for
apartments suggests that existing densities within the main apartment zone argasi¢h density
residential) are already higher on a relative basis where development patterns have been more intensive
to date.

Plan Enabled CapacifyRural Environment and SHAs

The residential capacity outside of the urbEmvironment is complex.These areas are not presently
Y2RSff SR o0& a®9 odzi KIFI@S 06SSy Y2RStfSR G(KNRdAdAK
environment is made up of ruralral living small townshipsnd Special Housing Areas (SHd) has

varying levels of sends, but for the majority servicing is at the cost of the developer. These areas have
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 oft@ativities are located.

Council estimates significant plan enabled residential capacity of at least 3,392 additional dwellings in the
rural environment. This excludes capacities associated with the Wakatipu Basin variation as residential
capacity in thé area needs further investigation. The commercial feasibility of this plan enabled capacity
has not been assessed.
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SHA in QLDprovide an opportunity to get more medium/high density residential developments in
appropriate locations at a much quicker rdkan via the PDBr a conventional private plan change
process SHAs can potentially target specific marlegts address speculation and affordability. The
currentHousing Accords and Special Housing Areas Act 2013 Implementation Policy (Le&dPRLEy)
requires an affordable housing contribution of at least 10% of the residential component of the
development by developed market value or by aed does not involve rezoning before development

In total eight SHAs have been approved within the atfak Basin. The majority of SHAs have been
approved outside of the urban environmeand they havdeen serviced at the develop€r®st with the
exception of the following:

1 Arthurs Point SHA is partly located in the Low Density Residential andoResabzthe PDP;
i1 Bridesdale SHA is partly zoned Low Density Residential, Rural Lifestyle and Rural in the PDP;

1 Business Mixed Use Zone (Gorge Roadwi#tis the proposed Business Mixed Use Zone, but
also includes the former Wakatipu High School site1888 Hallenstein Streéentirely 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 thapproved SHAs in the Wakatipu Basin (i.e. capacity over
and above any underlying plan enabled urban capacity to avoid double coismtalgulated abetween
715 dwellings (PDP) and 848 (QDP)

Development and Other Infrastructure

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

G5S@St 2LIYSyYyd Ay TFNI ai NHIOGafersBoéthe water RSy, Avgsiewater, fornii K S
water, and land transport nerks (as defined in the Land Transport Management Act 2003, to the extent
GKFG A0 A&a O2y iNRftSR o0& 20t FdziK2NAGASAO GKI G
NEFSNE (2 20K Sitical WafrasFuit@elBuch 2ablJopgspage, social infrastructure,
telecommunications and energy. Local authorities are required to ensure (under Policy Al) that the
RSOSt2LIYSyid OFLI OAGE ARSYGAFTASR Ay GKAA NBLRNI

| 26 SGSNE WViKNlI HIENHKESNIzNE ¢ ySOSaal NBE (2 &dzlJll2 NI dzNb
of effective and efficient urban environments, and together supports the achievement of social, economic,
and cultural wellbeing.

The high growth rates that QLD is expeeieg require massive commitments to new development
infrastructure andto the upgrading and consolidation of existing infrastructure. New or upgraded
infrastructure can take a long time to pJéund and implement. Intensification of existing urban aress
implications for the capacity, functioning and maintenance of existing networks; whereas areas of new
greenfield growth require careful planning to ensure that infrastructure can be provided in an efficient
manner and with regard to impacts on alreaignned infrastructure and loAgrm opportunities.

22| ead Policy dated 26 October 2017
Page |24



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 shtatm, to have funding identified in the meditterm and
to be included in the Infrastructure Strategy in the loemgn.

QLDC planning and Infrastructure departments have worked closely together asatisfied that all
zoned landn the PDRan be serviced in the short, medium and lergn withdevelopment infrastructure

Relevant considerations include:

|l

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 spéically, the effect of wastewater and water demand from the increased densities
Ay GKS t5t KFra 0SSy aasSaaSR Ft3alFAyaid GdKS /
current day and future growth, 2025 and 2055. This assessment included considertion
currently available capacity to cater for the expected level of intensification, as well as any
upgrades that may become necessary over time.

The key areas identified fresidentiaB N2 g G K | NB Fff gAGKAY (KS v dZ
environmerii QX ! D. X YR GKS gFdSNJ adzldLsf e FyR gl aas
serviced, or planned to be serviced, with development infrastructure in the context of Policy Al.

A number of key growtlareas I NB A G KAY W{ LISOA I fan, in@udi®yd Q 2 °
Remarkables Park, Frankton FRfdorthlakeand Three Parks. These special zones have defined
capacities and associated parameteetevant tothe provision of servicing and transport
infrastructure. Private infrastructure within these een such as internal road networks,
provision of reservesopen space and service connections are the responsibility of the
developers. The Jacks Point Special Zone is serviced by a combination of QLDC services and
private schemes.

The Queenstown and Wake 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 redundancy in some critical assets and a programme of capital projects to
improve the level of service in terms of redundancy is planned within the first five years of the

proposed LTP.

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

South and East Wanaka have sufficient water supplywastewater 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 out of the Wanaka Masterplan process
that commences this year

Councilre proposing significant investment in water quality projects throughout the-2028

LTP in addition to localised water supply capacity issues identified. These water quality projects
also require significant network reconfiguration and in some casse tbapacity and quality
projects are interelated.
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1 A number of servicing constraints exist within the Albert Town, Luggate and Hawea Township
zones. Funding for all three locations has been allocated in the propose@@B 8ong Term
Plan and the workvill 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 #so satisfied thatother infrastructurerequired to support urban
development is likely toebavailable However, QLDC is currently undertaking a number of
projects to better understand the demand and use of some of these facilities.

Commercially Feasible Capagityrban Environment

The capacity modelling approach described above focuses diigsiteg plan enabled capacity. That is,
the amount of theoretical capacity that arises by way ofitbgict planszoning and other provisions. This
volume of capacity may not translate to actdalellingsavailable to accommodate growth unless it is
GF Sl aAoft SéRoliugt esnaBSd Bhafdapacity is feasible to develop in the short, medium and
longterm are required under the NREDC so that Council can more accurately understand whether the
PDP and ODP (where relevant) provisions are apatepoi accommodate future dwelling demand within
different locations across thastrict.

TheNP$S 5/ RSTAYySa aFSIHaraofSé a Fft264aY
Feasible means that development is commercially viable, taking into account the current likely
costs, revenue and yieldddveloping; and feasibility has a corresponding meaning.

Feasible means commercially viable for a developer to develop given current costs, revenues and yield.

M.E has developed a Commercial Feasibility Model for QLDC that takes the results fromehalbéah
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 commercially feasible to redevelop to
accommodate a greater number of dwellirfgs. 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 identifies the number of dwellings of each typology that are
commercialf feasible to construct on each property parcel in the short, medium anddong

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 ofteltipreidwellings, at different prices, which are
commercially feasible on each parcel. This price information is important in understanding the nature of
dwellings that are commercially feasible and how they align with the demand. Price is a key dbpect of
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 portion of plan 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 does not imply that development
will take place; that is, growth or ugiake of this capacity cannot be inferred from these calculations.

It is estimated there isurrently (in 2015commercially feasible capacity for an additional 16,850 dwellings
within the QLD UGBs (Tabl@)0and commercially feasible capacity for an additidiy,100 dwellings
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across the total urban environment when excluding the potential for redevelopment. Approximately half
of this capacity (51%; 8,700 dwellings) is estimated to be within the greenfield areas, with the bulk of the
greenfield capacityngary 6,000 dwellings) within the Queenstown UGB.

A further 8,100 dwelling options are estimated to be commercially feasible within the existing urban
footprint through subdivision/land use infill development. Within this, it is estimated there is currently
capacity for 4,900 commercially feasible standalone houses, 6,000 duplex dweli@g300 apartment
dwellings(not additive)

Overall, approximately twthirds (65%; 10,900 dwellings) of the commercially feasible capacity is
estimated to occur withinhe Queenstown UGB The Queenstownshare 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% within the Arrowtown UGB.

Overal, this equates to 62% of the plan enabled capacity being commercially feasible (at2€iréent
prices) This high percentage share is unique in New Zealdrashare within the existing infill areas is
higher (92%), witld7% ofgreenfieldcapacityesimated to befeasible to develop in 201G he share of
capacity estimated to beurrentlycommercially feasible is similar across all three Ua&B®ugh above
average in the Arrowtown UGBligh dwelling sales prices are the main drofethe high leved of
commercial feasibilitpverall and relative to other districts/cities

Table0.7 - 2016 Commercially Feasible CapacityAfitditional Dwellings (Excl. Redevelopment)

AREA Duplex  Apartment

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 Boundarigs 180 190 20 230 - 230
TOTAL 5,060 6,160 2,590 8,350 8,730 17,080

AREA Duplex  Apartment

Queenstown Urban Growth Boundary 97% 84% 699 949 469 599
Wanaka Urban Growth Boundary 95% 72% 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% 739 929 479 629

Importantly, these figures identife estimated total number of commercially feasible options, which is
an important part of the basis for understanding the supply from the planning parameters. They are an
aggregation of individual land parcels where dwellings are estimated to be coallpeeasible to

231n the absence of timing information from developers, a conservative assumption was applied to the greenfield structure plan
areas. It was eshated that 30% of capacity in these areas is feasible currently, 45% in th¢esimo(to 2019), 80% in the
mediumterm (to 2026) and 100% in the leteym (to 2046).
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constructq i.e. the total number of commercially feasible options available to the market. They do not
suggest that the market will, or is able to, deliver all of the dwellings that are estimated to be commercially
feasibleat a particulatime. Monitoring by QLDC, together with future estimates of rates of change, will
provide an indication of the level of takp of commercially feasible capacity by the market, which is likely

to be much lower than the estimated commercially feasiblaciap

Whenredevelopments taken into account the number of commercially feasible dwellings within the UGBs
is estimated to be 24,200 dwellings at 2016 priced’he number of dwellings within the infill area (15,500
dwellings) is approximately doublthe number of additional dwellings estimated under the
subdivision/land use only infill development scenfr@ without redevelopment)

While still high, the share of plan enabled redevelopment capgaeitys commercially feasible in 206
lowerthan the share of plan enabled capacity that excluddsvelopmentThis is because the additional

cost of demolition makes some redevelopment unfeasible.estimated that approximately &bf the

plan enabled standalone houses are currently commerdedisible to construcfcompared to 96%
feasible when redevelopment is excludesljghtly lower shares of the duplexes (58#mpared to 80%

and apartments (55%ompared to 73%mare estimated to be feasihile 201§ reflecting the lower demand

and higker 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 higher prices within
the Queenstown UGB.

When considering redevelopmentlightly higher shares of théeasible capacity occur within the
Queenstown UGB, reflecting the higher prices and greater potential for redevelopment within Queenstown
relative to other areas of the district.

The Commercial Feasibility Modeas a time comonent 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 developments through time. This enables the moddet ref
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 portion of total urban plan enabled capacity that would be
feasible in the shotterm (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 above. 2016
commercial feasibility results are included asmamarator (Figure 01).

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 planning parameters. They are an
aggregation of individual ldnparcels where dwellings are estimated to be commercially feasible to
constructg i.e. the total number of commercially feasible options available to the market. They do not
suggest that the market will, or is able to, deliver all of the dwellings thastimated 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-gérant(an increase of 2,360 dwellings),
24,240 in tle mediumterm (an increase of 7,160 above 2016 estimates) and 27,540 in theelom@an
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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 showlittte 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 loAgrm, due primarily to
the projected increase in sales prices relativeht projected increase icosts.

Figure0.11 ¢ Total Urban Commercially Feasible Capacity (DweltiiRgevelopment Scenarios

Commercially Feasible Capacity - Excluding vs Including
Redevelopment
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When redevelopment is includéthe righthand side of Figure 0.11), total commercially feasible infill and
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 @,710 above 2016 estimates)

and 37,300 in the lonrterm (an increase 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 indasibility over time compared to the scenario excluding redevelopment.

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 $bomn, 87% in the mddm-term and 97% in the
longterm, due primarily to the projected increase in sales prices relatihe forojected increase itosts.

Price Distribution of Commercially Feasible Capacity

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

As the model tests a range of different dwelling typologies and #iees,are often multiple dwellings, at
different prices, which are commercially feasible on each parcel. Three scenarios have been developed
where themodel selectone 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.

The feasibility scenarios include:

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 greatest profit margin.

ii. The Maximum DwellinScenariavhere 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 and typology on each parcel that defigegsetitest
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 commercially feasible
options, the combination of dwaillj 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 UGB areas within the urban environmesulfs 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 estimatecctorbatly (2016)
commercially feasible within the A a O NA OG0 Q& ! D. & F2NJ SIOK 2F GKS O
different numbers of dwellings given the differences in the range of potential dwelling options on each
property parcel. ThiaximumbDwellingsScenario has the largest number of adai@l dwellings (24,000
dwellings), followed by th€éheapestDwellings Scenario (23,500 dwellings) and tih&aximum Profit

Scenario with the least dwellings (21,300 dwellings).

The price distribution under theheapestDwellingScenario differs to thélaximum Profit and Maximum
DwellingsScenarios where it has a higher share of feasible dwellings within thprioédbrackets. Nearly
three-quarters (72%) of the feasible dwellings within @heapestDwellingsScenario have an estimated
sales price less thar880,000.

Greater similarity in the price distribution exists between MeximumDwellings andMaximumProfit
scenarios. In each of these scenarios, onlyquaeter (24%) of the feasible dwellings have an estimated
sales price of less than $880,000. Ard60-65% 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 dweHings (26
28%) within the higher price brackets of $1.31m to $1.75m.MdamumProfit Scenaio has a slightly
higher share of dwellings within the higher price brackets thaividsémumbDwellingsScenario.
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Figure0.12 ¢ 2016 Commercially Feasible Dwellings by Price Bracket within UGBs
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The currat (above)and equivalent short, medium and lostigrm model resultgrefer main body of the

report) are underpinned by growth rate assumptions around development costs and sales prices. Based on
past trends, the model assumes that costs and sales prittésonease through time. Construction costs

have been assumed to increase by 1.0% per annum and Appendix 11 contains the sales price growth rates
within the model.

Thecurrent (2016) anghortterm (2019)results contain the greatest reliability. Greatare is required
over the medium to lorerm as the property market is prone to price fluctuations through time.

Sulfficiency of Capacity

The results of the demand and feasible capacity assessments are brought together to provide a quantitative
comparisonbetween them to determine the sufficiency of capacity provided for in the QLD residential
enabled zones. The NP/ t 2f A 0@ ' m NXBIj dzA NB a at ahydnd timé thefieds2 NJ (
sufficient development capadityd ¢ KIF G YS lisyzénediafdlfeasibié forShe haxtylRyears and

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
when ewaluating sufficiency by price bracket (although it is appropriate when considering sufficiency of the
overall count of dwellingsThis is because demand for new dwellings is not limited to new households in
an economyBy comparing total dwelling demarekisting and net new households) by value band with

total dwelling supply (existing estate plus new feasible capacity discussed in the sections above), the normal
chum in the market is broadly incorporated.

The existing QLD dwelling estate will not rernaichanged into the future, and individual property values
will shift over time, within the context of the whead¢-estate shift. The modelling has taken this into
account.
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Thecurrent and projectedeasibility scenarios (discussed above) have providadge rof results, where
the housing market is assumed to be driven variousMdimumProfit potential on all dwellings, or by
maximising the number of dwellings which may be feasibly @#kimum Dwellings scenarjar by
providing for dwellings at éhlowest feasible co$Cheapest Dwellings Scenario)

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 development decision, particularlyheteare

many individual entities involved in residential construction, and their decig&ing includes a range of
influences, including profitability but also taking into account the degree of competition, and the
opportunity to work profitably in gzific 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 demand but less competition froer gitoviders, 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 will be close to the average voluofesupply across the threg&enarios, rather than a single
supply outcome being representative. This means thaatieeageof the feasible capacity estimates is an
appropriate indicator (and is represented in the analysis below).

Sufficiencyn the HDCAs assessed for three time peridi3162019, 20162026, and 2012046¢ and for
Medium and High growth scenario$he following section begins with a summary of sufficiency for total
growth in dwellings at current (2016) pricé=or brevity, only lonterm sufficiencyby price bands
reported below¢ comparing longerm dwelling demand for the urban environment with ldagnm
estimates of commercially feasible capacity in the urban environment (i.e. at estimated 2046 prices)

Urban Environmerufficiesy¢ Total Dwellings

Table 0.8 summarises total growth in urban dwelling demand (incladting margin on top of demand

as required by Policy C1 of the NH3C) with total urban feasible capacity (with and without
redevelopment) in 2016 (i.e. under cumteprices). It shows that currently, thpeovisions of the district

plans providesufficient feasible dwelling capacity to cater for total projected urban dwelling growth out to
2046 (the longerm). Surpluses in the short and meditenm are significantparticularly when
NERS@St2LIYSyd Aa AyOf dzZRSR® ' YRSNJ GKS / 2dzyOAf Q&
redevelopment in the urban environment is 30% greater than-femg demand inclusive of a margin

(3,980 dwellings) and 87% greater thamgiterm demand inclusive of a margin (11,450 dwellings) when

redevelopment capacity is accounted for.
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Table0.8 ¢ QLD Urbarnvironment Growtlsufficiencysummary 2016 (Current Prices)

Dwelling Demand Total Urban Dwelling Capacity C.,ommerually Feasible in
(Current Prices)
Total Surplus Above Surplus Above
Growth Scenari Outlook Estimated . .| Excluding Including Margin Margin
With Margin| . .
Urban —x Redevelop- Redevelop Excluding Including
Dwelling ment * ment ** Redevelop-  Redevelop-
Growth *** ment ment
Short-term 2016-2019 1,300 15,580
Medium Medium-term 2016-202€i 3,700 12,580
Long-term 2016-2046 9,600 6,080
QLD Short-term 2016-2019 1,600 15,180
Medium-term 2016-2026 4,300 17,080 24,550 11,880
Recommended
Long-term 2016-2046 11,400 3,980
Short-term 2016-2019 1,800 14,980
High Medium-term 2016-2026i 4,800 11,280
Long-term 2016-2046 13,200 1,880
Source: ME QLD Housing Model 2017. ME QLD Residential Commercial Feasibility Model. Figures have been rounded.
* See Table 5.5.  ** See Table 5.6. *** See Table 3.12

Urban Environmer8uficiency by Value Band

Table 0.9 sets out the estimated demand and supply situation for urban QLD by value band as at 2046 in
the mediumgrowth future.Refer to the main body of the report for sheetm and mediurderm results

for this growth future.Totd feasible capacity in urban QLD by then is estimated at 49,900 dwellings
including the existing estatef 13,400 dwellings, the estimated 12,200 greenfield and 24,300 feasible
through infill and redevelopment, another 36,500 in total.

Table0.9 ¢ QLD Urban Lontgrm Housing SufficiengyMedium Growth 2046

QLD Urban : 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 STJO;;S:y Resident| Holiday D:;tzlnd 5uf;\il<':si:ancy Sufficiency| Suf;\i‘ce:tency Sufficiency|
Estate Estate Supply Demand | Demand % %

$Under $300k 190 - - 190 250 - 250 |- 60 76%- 80 709
$300k-$440k 540 120 270 930 940 130 1,070|- 140 87%- 220 819
$440k-$580k 1,350 230 320 1,900 2,500 290 2,790|- 890 68%- 1,090 649
$580k-$730k 2,260 380 1,550 4,190 4,150 550 4,700(- 510 89%- 800 849
$730k-$880k 2,090 460 1,740 4,290 3,850 710 4,560|- 270 94%- 510 899
$880k-$1.02m 1,400 360 2,120 3,880 2,510 550 3,060 820 1279 660 1209
$1.02m-$1.17m 930 200 2,760 3,890 1,600 300 1,900 1,990 2059 1,900 1959
$1.17m-$1.31m 610 110 2,180 2,900 1,040 170 1,210 1,690 2409 1,630 228Y
$1.31m-$1.45m 440 80 3,500 4,020 690 120 810 3,210 4969 3,170 4739
$1.45m-$1.75m 520 60 6,320 6,900 910 90 1,000 5,900 6909 5,840 6519
$1.75m-$2.05m 370 10 4,790 5,170 650 10 660 4,510 7839 4,470 7399
$2.05m-$2.35m 180 40 1,910 2,130 330 60 390 1,740 5469 1,720 5209
$2.35m-$2.65m 110 20 2,640 2,770 180 30 210 2,560 13199 2,550 12599
$2.65m-$2.95m 70 30 3,090 3,190 130 40 170 3,020 18769 3,010 17729
$2.95m-$3.3m 40 30 1,410 1,480 90 40 130 1,350 11389 1,350 11389
$3.3m-$3.65m 30 30 1,260 1,320 50 30 80 1,240 16509 1,240 16509
$3.65m+ 70 70 650 790 110 120 230 560 3439 550 3299
Total 11,200 2,200  36,500| 49,900/ 20,000 3,200| 23,200 26,700 2159 25,400 203Y
Shortfall Bands 6,430 1,190 3,880 11,500| 11,690 1,680 13,370]- 1,870 86%- 2,700 819

Source: ME Queenstown Housing Model 2017

Total uban dwelling demand for 2046 is projected at 23,200, comprising 20,000 resident households (up
by 8,800 over the 30 years) and 3,200 dwellingalisentee owners (up by 1,0060m 2016.
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The overall capacity surplus in urban QLD wouldb®@ dwellings (+15% in total). The overall surplus
contains net shortfalls in the five lowest dwelling value bands, represeh@ @dwellings in total, maly
in the under $580,000 value bands, w88% sufficiency in those bands below $880,000.

Figure0.13 shows the supply side and the demand side in each value band, for urban QLD in 2046. The
feasibility estimates indicate considerable further capatitiyeé higher value bands. discussedhe base
situation shows the average of the dwelling feasibility scenarias.expected capacity for lower value
dwellings in the SHABOt accounted for in the calculationspuld potentially offset a limited amotof

the indicated shortfall, assuming no further SHA development océtirred

If longterm demand growth is greater by 15% than anticipated, as per th&JBERSequirement for a 15%
additional margin, the sufficiency shortfall in the lower dwelling valnd$@ould be slightly higher, at
2,700 dwellings, and 81% overall sufficiency (T@Ble The overall surplus of potential capacity over
demand would be 25,400 dwellings, meaning sufficiency is met for the market as a whole.

Figure0.13 ¢ QLD Urban LoAgrm Housindsufficiency Medium Growth 2046

QLD Urban Housing Sufficiency : Medium Growth 2046
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The estimated demand and supply situationuidranQLD by value band in thengterm (as at 2046) in
the highgrowth future is provideth the reportto shov an upper range fdestingsufficiency. Refer to the
main body of the report for shoterm and mediurtterm results for the high growth future. Again, this
compareurbandemand with urban housing capacity.

24 Note that no allowance is made for any of the KiwiBuild capacity to be develdpeD.in
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The overall longerm capacity surplus underghhigh growth future would be22800 dwellings (83%in

total). However, as previously, this overall surplus contains net shortfalls in the five lowest dwelling value
bands, representingt,090dwellings in total mainly in the under $580,000 value bands{426 sufficiency

in those bands. The indicated capacity for lower value dwellingspiovedSHAgNnot included in the
calculationsyvould reduce the indicated shortfall to a minor degree.

If allowance is made for losigrm growth to be 15% higher thgrojected, to accommodate the margin
required by the NRBDC the shortfall in the lower value bands would be large5,480 dwellings (8%
sufficiency). Total sufficiency would still be very substantial, with potential supply exceeding demand by
21,000 dwellings (rather than2800).

Sufficiency Summary

The demand and capacity assessment in this HDCA shows a consistent pattern where QLD total housing
capacity is well in excess of demand, for both urban QLD and the total Qistaded in Appendik5)in

the short, medium and lonatgrm. This includes allowance for the margins required by thelNISand
Fd3aSaayYSyid dzyRSNJ I YSRAdzZY YR KAIK 3INRggGK 2dzif 3
projection). At a higlevel, this satisfies Policy Afitihe NPSJDC.

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 considerable demand growth
expected for these lower valuaihdsg generally under $580,000but limited supply currently and limited
additional feasible supply into the loteym.

A number of caveats must be stated. First, the capacity assessment does not include net additional SHA
capacity, which would be exped 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 lifestyle properties (i.e. in the small tovastap like 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 three supply -Sexafasit,

Maximum Dwellings, Cheapd3wellings. The CheapebivellingsSenario 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 of low value dwellings (such as some SHA structureés, oDt IS NY YSy (1 Qa A
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 the high growth future to
2046. The two columns on the left comp#he outcomes for QLD urbéwith a 15% marginpne showing

the Average supply outcome, the second column the outcome under the ChBamtishgsScenario. A

focus on lower cost dwellings would reduce the net shortfall by nearly-tifitteefrom-5,190 to-2,210, a
difference of some 2,980 dwellingssimilar outcome is shown for QLD Toiath compares distrietvide
dwelling demand with urban dwelling capagcigyain in the high growth future to 204Bevelopment
focused on delivering the BeapestDwellingsfeasiblewould reduce the shortfall by half, especially in the
critical low value bands.
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Given the solid demand for lower value dwellings, and that the estimates show lower value dwellings which
are nevertheless feasible to build, there is scigpea substantial share of the potential shortfall in lower
dwelling bands to be addressed by the commercial housing market.

Table0.10 ¢ Effects of Different Housing Supply Futurgggh 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

Atthe time of writing, © account has been taken of the potential for the KiwiBuild strategy to have some
representation in QLD. KiwiBuild aims to build 100,000 affordable dwellings over 10 years, including 50,000
outside of Auckland. Assuming that soméhefproposed 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 1,006 2,500new homes), and the widely reported affordability challenges in @Qeb, t

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 should be seen at this stage as a possibility, and no more. There is yetdmteathe 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 to confuse feasible capacity with growtie expected takap of feasit@ 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 certificate®LDhas increasedteadily in recent yearsin
2015, the Countionly issue®13codeof compliances certificatdsr residential units (noting that multiple
residential units could be on one certificatihis increased t686in 2016 and’00in 2017. This indicates
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a 36% increase in residential certificates issoedr a three year periodnd this is likely to continue
increasing throughout 2018.

Nonetheless, it is expected that rates of talgein QLD form only a small portion of the identified feasible
capacity, particularly within the infill areas, within argividual year. There is a large amount of feasible
capacity available across most locations irdibict. Almost all of projected urban housing demand could

be met within the greenfield areas, which typically have higher rates ctifalis they are diject to less

market constraints. As such, a rate of capacity-tgksubstantially below the level of feasible capacity
GAGKAY v[5Q& SEA&GAY3 dz2NBlYy FNBla&a Aa dzyftAalsSte (2

Discussions with stakeholders have confirmed that the@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 share of the feasible infill capacity identified would need tetddesapvithin the

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

The presence of a level of feasible capacity substantially above the projected demand suggests that growth
is not constrained by thdistrict plans, but by otherfactors within the market that influence the rate of
take-up of any feasible development opportunities. Further supply of land or density provisions, where
already expansively available, are therefore unlikely in and of themselves to increase thtakatamf

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 accommodationAi(bnb and
BookaBachandmigrant workers, the QLDC will need to be vigilant in monitoring tHekepof vacant

sites, due to the significant levels of capacity tied up in the Special Zones. Infill capaeitgasidpment

will also need to be monitored to understand the levehgbact that this is having on overall capacities

and the typeand value ofesidential accommodation that is being built. This is particularly timely with the
release of decisions fetage 1 of the PDia May 2018

Further work with the éntral Otago District Council New ZealandTransportAgency (NZTA9nd Qago
RegionalCouncil (ORC¥ also required to further understand the interaction of the Cromwell and QLD
housing marketsand the impact that increasing house prieesl demand®f the QLDOs haung on the
Cromwell market.

Similar to othehigh-growth councils the QLDC need to work on the further integration of the HDCA (and
BDCA) with the LTP and the Infrastructure Strat€bgse have been difficult to incorporate into the HDCA
due to the timigs of each of the different processédl. 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 plaagnis required. The QLDC have worked with the
variouscouncil departments to agree on annual reporting periods and dates for the pulling of data. The
NPSUDC has been a catalyst to encourage the increased collaboration between dit@ueant
departmens.

25 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 rates of uptake.
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The analysis of demand and feasible plan enabled capacity in this $hib@gthat the Operative and
Proposed District Plans able to meet all the requirements under the NFISC in terms dbtal capacity

for growth

The UGBs effectively provide fagrowth in a range of locatiorend there isalsocapacity for growth in
localities across thaural environment The PDihcreases thepportunities for intensification through
infill developmentas well furthergreen field capacity, all in the contextof an outstanding natural
environment. The provisiorésoprovide for a range of dwelling types and locations.

The analysis shows th#he existing and future dwelling estats éxpected to meet the housing
requirements of the majority of the futurdigrict population. The analysis does however indicate

shortfall in lower value/affordable dwellingghis shortagdies predominantlywith properties of under
$SomcnnInnny GKAOK O2AYOARSaSraielyi K GKS D2@OSNYyYSydGaQ

QLD has relatively liigproperty valueg a product of its popularity as a holiday and investment location
and its relatively rapid growthnd a range of physicabnstraints on developmenihis combination of
features means that increasitige supply of dwellings in the lowealue bands (e.g. under $600,000) will
take specific effort anphitiativesto make development of such dwellings feasiblether supply ofoned
land orenabling greatedensityto address this likely shortage unlikely to increase the rate bfiilding
within thislower part of the housingnarket on its own

Pricetargeted housing could @ovidedl K N2 dz3 K { LISOA L f | 2dzaAy 3 ! NBF a
KiwiBuild Scheme. In addition, the Mayoral Housing Affordability Taskforce and tree€ibé&stigating

other mechanisms to increase the supply of affordable housing throughout the QLD, including Secure
Home and Londerm Rental products. The proposed visitor accommodation provisfiding PDRalso

aim toenable shorterm lettingof whok residential units and residential flats for visitor accommodation
within particular residential zoneandto ensure sufficient capacifgr permanent accommodation and
long-term rentingis maintainedn otherresidential area$. Development of aAffordable and Community
Housing Chaptésbeing investigated as part sthge 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 and development controls

in the district plans with restrictions @ residential visitor accommodati@nd other interventionsvill be
important to help ensure a balanced future dwelling estatd an efficiently functioning developnten
market

26 The proposed visitor accommodation rules that are in stage 2 of the PDP have not been able to be incorporated intmthis versi
of the HDCA due to timings.
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1 Introduction

The National Policy Statement on UrlizevelopmentCapacity’ (NPSUDC) came
into effect on 1 December 2016 and requires local authorities to etisaréhere
is enougl® housing and business land to meet expected demands ov@yaad
period.

Under the Resource Management Act 1991 (RMBjonalPolicy Satements,RegionalPlans andDistrict
Pans must give effect to the objectives and policies of theUNIRS This means that the results of this
assessment will infortihe seting 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 ( QLAIRSY GAFTASR | & | &Kridé& the NPRIP@ an&is dzND I

subject to thefull suite 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 frone8éniber 2017.

This report, prepared by Market Economics Limited (M.E) in collaboration with QLDC, delivers the first

Housing Development Capacity Assessment (HB®Asiness Development Capacity Assessment (BDCA)
has also been undertaken and is dethila a separate repoit 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
resource 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 Qh@usingmarket, including drivers and influences on
demand andsupply, and the sufficiency of capacity provided withinDisérict 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 purchasedaglhomes). 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 Assessmerse€tions 3 and 4: an assesment of demand for dwellings over the short
term 20162019, mediurerm 20192026 and longerm 20262046.

27

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

8] 2dzaAy3 YR o0dzaAySaa fFryR OFLIOAGE Ydzald -BOK aadzFFAOASy G
2 fHighgrowth urban ared A & RS T A YUDR. Quegnstowk & ddfited as a high growth urban areaadhaving a
combined resident population and visitor population of over 30,000 peoplehamésident population is projected to grow by
more than 10% between 2013 to 2023.

30Business Development Capacity Assess2@titc Queenstown Lakes Districtpi&mber 2018
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i Capacity Assessmemeétion 53): an assessment of plan enabled (zoned) capacity for housing
over the shorterm, mediumterm and longterm.

1 Feadiility Assessmentsection5.4: 0 KS LR NI A2y 2F K2dzaAy3d OF LI OAl

1 SufficiencyAssessmentséction 6): the results of the demand and capacity assessments are
brought together to determine the sufficiency of capacity provided for in th Qtrict Plan
zones.

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

(FDS¥* which is also reqred under the NREDC by December 2018 he results will also inform the

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

also allow the QLDC to better understand the key drivers of demand and capacity of housing so that they
are better placed to adapt to future changes, such as the significant population growth that has taken place
over the pat 10 years.

ThisHDCAfocuses on the developmegtapacityof the Queenstown and Wanaka urban environm#&nts
which have each been defined and discussed fuithsection 1.2Areas outside the urban environment
have been included in treemandassessmentvhich includes the District as a whdiat these areasave

not been modelled specifically in terms of capadttis acknowledged that the responsive planning policies
of the NPSJDC can be applied outside the boundaries of the ugyaironment howe\er this is the
second phase of the NRIDC 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 affectte business and housing markets in other smaller nearby centres, particularly Cromwell, and in
areas that are located outside the urban environment. This assessment briefly discusses the
interrelationship of the Queenstown and Wanaka markets to Cromweelihenrural environment. QLDC
acknowledge that more collaboration will be required with the Central Otago District Council (CODC), in
particular investigating the demand and supplyhofisingland that services both Queenstown and
Wanaka; and to what extén RSYlF YR F2NJ LI NI A Odzf  NJ LINAOS LRAYyGQ
Cromwell. CODC is currently not defined as a medium or high growth urban area, and although-the NPS
UDC still applies to the district, CODC is not currently required to peeB&€A or HDCA. Thereforer¢he

was limitedj dzt YGAGF GABS RFEGF GKF G O2dzt RThis Bas beénieérhaik€dR F 2
as an area that requires further work and collaboration.

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

31 The Future Development Strategy is detailed in Policies C12 to C14 of t®QR&d is required to demonstrate that there
will be sufficient, feasible development capacity in the medium andésngand set out how the minimum targets w@rdPolicies
C5 and C9 will be met.

RYP!' NDbFY 9YDBANRBYYSYWDC Ad RSTAYSR Ay GKS bt {
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1.1 Purpose of the NFSDC

The NPSJDC requiredocal 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 processuoedocal authorities gain a more fine
grained understanding of the economic influences on capacity and demand in order 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 NREBC(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

/ N\ ’”
Produce a future
development strategy
(PC12-14)

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

),
~

The NPRJDC identifies that urban environments are areas where populatibe@nomic activities are

in close proximityand that they are often growing at significantly higher rates than in rural or provincial
settings. This dynamism leads to unique and challenging conditions that require particular policy responses
to manageeffects and ensure that growth is managed in a manner that is both efficient and ensures that
communities continue to be able to provide for their social, cultural, environmental and economic
wellbeing.

To effectively plan for, and manage growth, it isdrtgmt to understand particular influences on growth
within the urban environment, both population and economiocal authorities can make well informed
decisions if they have access to consistent and robust estimates of economic growth. Underdtanding t

33 http://www.mfe.govt.nz/sites/@fault/files/media/Towns%20and%20cities/FINNRS
UDC%20Evidence%20and%20Monitoring%20guide.pdf
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key driversor constraints orgrowth and the land use implications of change will assist authorities when
assessing the effects of alternative policy optidnsaddition, greater understanding of the timeframe in
which housing land capacity is eitta®veloping, or is required over time, can better enable forward
infrastructure planning and financing and will also help inform decisions on resource consent applications.
To achieve this the NREDC requires regular monitoring of a range of relevant maréeators.

A key outcome of the NREDC is the integration of land use and infrastructure planning. 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 befnefitensuring
consistency between all of these procesgesticularly in terms of efficiencies, more predictable outcomes

and cost savings to the wider community. Accordingly, the NDZS rguires (under Policy Al) that
development capacity considered in these assessments is either serviced with development
infrastructuré or identified in a Long Term Plan (LTP) or Strategy. Local authorities must also be satisfied
GKFG W20KSM HEHEAQKE 0 NdzQdrdiBa > a0Kz22fta FyR O2YYdzy?
development and place making is likely to be available. Development and other infrastructure are discussed
in section$.2.4and5.2.5

The Local Government Act (LGA) provide$rdmework and requirements for the operation and strategic
planning of local governments. This includes the requirement for local governments to operate in
democratic and costffective ways and to provide good quality local infrastructure, both nownatine i
future.

Under the LGA, local governments are required to prep@feAnnual Plans and 30 year Infrastructure
Strateges The LTP sets the strategic direction and budget for future development of infrastructure,
services and assets, and also for teplacement and upgrade of existing infrastructure. Pheposed
District Plan RDR sets the zoning in the QLD, but is limited by infrastructure constraints, which are
programmed in the 3@ear Infrastructure Strategy and LTP. Thged) Infrastructurestrategy relies on

the capacities stipulated in the PDP to better understand the servicing needs of the communijty. Thus
highlighting the strong links that are required between planning and infrastructure to ensure the strategic
and integrated managemenof urban growth.

1.2 Objectives and Policies

As aHigh gravthQurban area, QLD is subject to the full suite of objectives and policies under thdEPS
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 demanadvide for choices, and urban environments
that develop and change over time.

¥BYP5SPSE 2LIYSY i AYFNF AGNHZOGdzNBQ FyRUDE2 G KSNJ AYFNF &G NHzOG dzNBQ | D
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1 Evidence and monitoring toport planning decisionsthese provisionspecify the reporting
requirements, the need to monitor market indicators, and consider influences on capacity such
as rate of takaip and feasibility.

1 Responsive plannirgrequires a response to be initiatedht evidence base suggests there is
AYyadzZFFAOASY(G RS@OSt2LISyd OFLI OAdGes SadlofAak
5S@St2LIVSyid { N dS3eQ I yR Rigkal aadSsirictayiss 2 F WYA

1 Coordinated planning eviden@nd decisionmaking ¢ encourages collaboration between
authoritiesthat share jurisdiction over an urban area, and between regional and local councils.

1.3 TheHousingDevelopment Capacity Assessment

The NP&JDC specifies the overall requirement for HiZCAfogether with a range of requirements in the
Policie®®. Each Policy assessment needs a sound analytical/technical base and good supporting
information, and most need quantification to demonstrate compliance. There are manljrikégres and
inter-dependencies among the policies, which make it important to understand theURR3oth
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 poljcstructure of the NRODS and 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 pbldies from Blicy Al to C3 is on
the capacity assessments.

Subsequent to the completion of tHdDCA (andBDCA), Policies C4 to C11 are oriented torggtind
achieving Minimum Targets for growth and capacitiiese provide a statutory mechanism to require the
necessary quantum of capacity to meet the estimated demand over the short, medium atermong
Policies C12, Cl8aand C14 are geared towdl third of the major reporting documents, tk®SThe
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 technicalaisshnd monitoring is set out in Policies
Al through C3, which contribute most directly to HIRCA (andBDCA). These are addressed throughout
this report.

The two (housing and business) assessmwtliselp local authorities to quantify in broad terhmsy 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.

Policy B3 requires that this assessment include hov dzOK OF LI OAG& A& aFSFaArof
market and expected to be taken up over time. In addition, to account for a porfeasdile development

35 http://www.mfe.govt.nz/publications/towngand-cities/nationalpolicystatementurbandevelopmenicapacityguide
evidence
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capacity that may not be developdtie calculation ahe 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 e#itdran 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 NP@DCPolicies 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 ¢ing, as required unddolicies Cx C11. It

explores the composition of demand and feasibility 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 affected by planning
regulations that constrain development capacity, and to what extent. This includes analysis on key
consumer groups such as renters, first home buyers, rpiuevestors and holiday home owners. This
information will help inform analysis required under 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 det@he results should not be used as the basis

for providing precise amounts of capacity at specific 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 development markets @mportant to understand in terms of
absolute scale, composition and timinghe HDCAocuses orresident householdyrowth and how it
transhtes intodwellingrequirements withirthe QLDurban environment.lt also addresses growth in the
visitor market (tourism) as a portion of this demand directly translates into dwelling requirements (for
holiday homes and short stay accommodation in peidatellings). With this information, QLDC can make
more informed decisions that:

i provide sufficient capacity and choices for district households;

9 support thriving town centres, efficient transport, and management of the negative effects of
business actities 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 soe@nomic, cultural and environmental well
being. This information also supports informed investment and funding decisions.

The HDCA hahree main stages or components of analysis for both demand and supply. The broad
approach is presented in Figur@.IThe 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 fieed here in terms of the housing requirements of the resident population and visitor
populations ofQLD(or any city, district or region).

The main dimensions of housing demand are the occupancy (owned or rented) of dwellings by households
of each typethe numbers of dwellings required currently and at each point in time into the future, 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, just as residential land supply and
planning provisions in combination affect development capacity. The adequacy or sufficiency of dwelling
capacity can be broadly defined at thehwgt level in terms of the numbers of dwellings able to be
supplied, but also in terms 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 plamg 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 partgard to:
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a. Providing for choices that will meet the needs of people and communities and future
generations for a range of dwelling types and locations, working environments and places to
locate businesses;

PB1: Local authorities shall, on at least eedlyearly basis, carry out a housing and business
development capacity assessment that:

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

PB2: The assessment under policy PB1 shall use information about demand including:

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

The demad-side assessment needs to consider housing requirements of the (current and projected)
resident population, and the consequent numbers of households of each dgpeell aghe visitor
population staying in private dwellingghese matters affect the mbers of dwellings required, the
dwelling typology, and dwelling price points.

¢tKS |adaSaayvySyild AyOfdzZRSa 020K NBAARSY(d LJ2LJdzt | GA2
dwellings and takes into account options and choices that will meet dusm# 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 of people and
communities and futurgenerations (8licy 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 residents, visifeegking accommodati in dwellings as
opposed to commercial visitor accommodatianyl workers. Future capacity is defined as dwellings that

are enabled by theOperative and Proposed DistriBlars 6 ¢ 5 A & 0 NA O ,tserVicgdiby 2 NJ t
infrastructure and aréikely to becommercially feasible to constrdtt

36 The NPSUDCNB lj dzA NB a |+ auiréhtifeadbBitg (6 2 BI) dubadsewtherelefines feasibilityn terms

of the écurrent likelyg returns and costs

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

from considerationany capacity that is likely tbecome feasible to develoim the future (theterm & £ A bénp & ¢

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

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

- asurbaneconomies grow, thealue of land increases because 8wale 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 a property, together with the ageing of existing
improvements, means thathe feasibility ofdevelopment or redevelopment also progressively increasesuch

thati KS {fikBljdly NGB T SeMgected Biture gircumstance.

L Eurréntlyfeasible A& GF 1Sy G2 YSIy GKFIG 2yteée OFLIOAGE gKAOK A
then it is necessary to justify the consequent assumptigdsy 0 NA STX G KI & G 2 RricladRdg SO2y
prices, land and improvement values, the age and condition of 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 poiitse level of
commercially feasible capacisgrviced by infrastructure is then compared to the level of demand to
determine the sufficiency of capacity to accommodameénd from the current and future population.

Plan Enabled Capacity

Understanding the level of capacity that is enabled undedigteictplans¢a LJ 'y Syl 6¢iSR OF |
an important first stage of any capacity assessment. Information on the degibpptions on each site

is brought together with the site characteristics (including any existing dwellings) to determine the options
for the number and types of dwellings that can occur on each site under trge Plan

M.E have undertaken detailg@eographi Information Systent3]S analysis to identify the capacity for
infill development, redevelopment and greenfield expansion acaosas within the urban growth
boundarieUGBspf QLD The analysis identifies the number of additional residential dwstivag can
theoretically be constructed under each development scenario undéttifor those areas considered
as part of Stage @f the PDP reviewand only the proposed Visitor Accommodation Sub Zandgshe
Open Space and Recreation Zoh&tage Df the PDP reviemand the Operative District Plan (ODP) (for
all other areassuch as the majority of the Special ZdneBhe specific PDP and ODP provisions are
discussed further in Secti@x3.2 below. A range of spatial parcel level datere brough together 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 additiondlvelling through the

land use provisions of thelans The 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
specific areas within eagarcel 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
subdividedor accommodate further dwellings through land use provisiandwhether 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
adherence of existindwellings to planning rules.

Redevelopment

a®9Qa Y2RSt Ol £ Odz  1Sa GKS NBRS@St2LIVSyid OF LI OAd
site area, the developable area and the planning rules for different zones and dwelling typologies. The

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 thatlidént to allow
F2N (Klkehdi SHNE &Sy 2ldbSng. Dtakdsk, Mk assessment limited to current feasibility can be
expected to underestimate theapacity that will be feasible within the 30+ year time frame of the-NBPE.
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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 together within thgs@&i® $
calculate the number of dwellings of each type that were enabled to locate within each greenfield area
under theplans A combination of yields established within pens/structure plans, yields from developer
plans, and minimum site size requirents 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 landscape. This more cotigerseenario 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 wergpaliedto both the infill and greenfield areas.

Commercially Feasible Capacity

The second stage of the assessmert O2 YYSNOA | f £ & -FeStimdigs dhe Sommdrclall O A G
feasibility of constructing each of the different development options on éechrsbled under the Plan.

The ResidentialCommercialFeasibilityCapacity Model calculates the number of plaamabled dwellings

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

The model operates at a parcel level and tests the commercial feasibility of the range of different
development configurations that are enabled on each site undepléims This includes infill developnten
through subdivision or additional dwellings through the land use provisions of a component of the site, and
the redevelopment of a site. Importantly, the model tests a range of different dwelling sizes within each
possible dwelling configuration (rathteian averages) to reflect differences in the development types that
are suitable within each location.

The Residential Commercial Feasibility Model shows the number of development options that are
commercially feasible on each property pamce?016 andn the short, medium and loAgrm.

1.5 Data Sources

This assessment draws on data supplied by @QoB@btained from a number of different sources. The
key data sources are outlined in the following-sabtions.

1.5.1 Base Parcel Data and Planning Information

Arange of data sources were spatially integrated to undertake the capacity assessment. Data supplied by
Council from the Rating Database (based on a 30 June 2017 Rating Database and parcel boundary extract)
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on land use, building size, typology, value, aticeroCouncil datasets on building footprints, slope
topography, parcel boundaries, development coveng@mitere known to QLEG, aerial photography and
building consents were combined within the Propaaed Operativéistrict Plan GIS layers to produce a
full spatial set of attributes tagged to each individual parcel. Planning information includes th@ paseel
zone, along with any stdones or overlays or designations that may affect capacity calculations. These
were correlated with the associated piang provisions, rules and site standards for development. Council
also supplied information on structure plamgproved resource consent plaaisd developer plans for
individual greenfield subdivisions which were incorporated within the analysis.

1.5.2 Populdion and Visitor Projections

Population and visitor projections are important for the assessmédriugingdemand and are used as a
basis to estimate the likely demand fesident household dwellings and visitor accommodagguired
to service each.

This report relies predominantly on tBatisticsNew Zealand(SNZMedium and High growth projections
(based on the latest December 2017 releadeWever, m August 2016 QLDC contracted Ratiehahited

to produce population and visitor growth projieats for the next 40 years (to 2058) to uiséts 10 Year
LTR 30 Year Infrastructure Strategy and other strategic planning workconsistency, this assessment
incorporateghe results of these projectiorfdiscussed below) in the underlying demand etligy

Rationaleutilise a revised growth projectioderived from thepublishedSNZprojections(at that time§?,
YR KIF@S NBO2VYYENYRER I NRUBRMEEBIsedIaLbeing a reasonable
projection of the likely rate of future grolwivhich is not too conservative, nor too ambitiolise results

of the QLDMRecommended scenarare presented in Table 1.1 below.

Tablel.l - Queenstown Lakes DistriCouncil Recommenddbpulation and ¥itor Projections

Actuals Projections

2001 2006 2013 2018 2023 2028 2033 2038 2043 2048 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.

371t 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 via site by site investigationceftificates of title; and whether or not a covenant is complied with or breached is 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-gatiohaNgectionsirdeRse®iy De¢ember 281d7{013 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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These population projections have been developed and enhanced over the past 13 years and are a result
2F | RSGOFAfSR LINRPOSaasx FILOO2NAY3I Ay &aAIYATFTAOly
and evefchanging growthivers. These projections are utilised QLDC3*ide

TheQLD@Recommendegopulationprojections show a distristide usually residenpopulation growth

rate of 2.6% per annum to 2028 (representing a projected increfake, 230 people from a base of 38,050

in 2018to reach 49,280) By 2048, the population is projected to reach 66,360. By 2058, the district
population will have doubledl'he projections are anticipating that the Wanaka Waidyvalv at a slightly
higherannual averageate; 2.9% per annunincrease to 2028, compared to the 2.5% increagess the
Wakatipuward.

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 Christcisithree to one. iSitor growth
projections indicate that average day visitacsoss the districare projected to increase by 57% by 2048.

This is an average increase of approximatelyin@rsper annum. As with projected population growth,
avelage day visitors are expected to graia slightly faster rate in the Wanaka Ward; 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 population. In a business 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 accaodation capacity, botbommercial and residential forms, and
tourism and recreation services to serve increasing visitor numbtelso potentially highlights
complexities in providing for housing capacity (and supporting infrastructure) which magvszage day
visitors, but not meet the demands experienced on a peak day (which 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. Thedmyear for this assessment is 2016, and the reason for this is discussed in Section
1.7 (Terminology). Therefor@rfthe purpose of th¢iDCA, M.E has interpolated a 2016 figure from the
QLDQprojections to aligrwith the adopted base year of the analyfis. between 2013 and 2018)
Similarly, a 2046 end year has been interpolated for thetlenmg horizon(between 2043 and 2048)

This allowed M.E to include tlil_D(projection alongside the SNZ projections indeenandmodelling.
Some comparative aheis between th€ LDRecommended growth projections (pertaining to dwelling
growth) is included in sectidh5.2. In orderto provide a range of possible growth outcomes, HIXCA

has focussedhe reporting of demandesults on the SNZ Medium and Higbvgh projections, in the
knowledge that theQLDProjection sits generally within this radgé 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 wideange of potential outcomes.

39 Due to longterm nature of growth projections and the broad randenfluencing factors there is some uncertainty with the
findings. For this reason, the QLDC updates these annually and the projections consider multiple scenarios to ensGristhe QLD
adapting to any change.

40 Detailed results specific to gl DProjection will be made available to QLDC.
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1.5.3 Visitor Accommodation Data

Together with BZspatial data on employment and businesse®L.®@ommissioned repatt on Aibnb

activity within the district was used to help estimate the share of visitor demand met thrdteybrdi
segments of the visitor accommodation market. Information on employment growth rates by detailed
AYRdza G NB &S OichomdicO &ziN®NS 28 PO DRSOV Y / 2dzy OAf Qa wl Ay
location, and MBIE and Tourism New Zealand corestoutatasets and projections (International 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 visitor accommodation across the District.

1.5.4 CorelLogic Data

Two customised datasets were obtained from CorelLogic for use in the commercial feasibility calculations
and demand assessment. The first contained approximately 11,000 individuall@agtsehles 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 Commeial Feasibility Model. Current sales listings from New Zealand real estate
websites were used to further check and calibrate model outputs.

The seconorelLogidataset contained information on the value bands of dwellings for the total dwelling
stock ineach location and for each dwelling type. The data was used withiQltbeHousing Demand
Model (2017)to identify the demand for different dwelling types within each value band from each
household group. Understanding the demand for dwellings withiereiff 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 used within different parts of the assessment

1 Within the Commercial Feasibility Madbase construction costs were established using the QV
Cost Builder. This was combined with analysis of detailed parcel level information on
(approximately 11,000) building consents 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.

i Published reports and data on longerm price growth rates were used within the time
component of the Commercial Feasibility Model.

i1 Fine level spatial data on employment and busines$&sBSsiness Demograpldataset) was
used together with Rating Database information to assess the intersecting areas of residential
and nonresidential demand within key zones that enabled both uses.

41 Measuring the scale and scope of Airbnb in Queenstaites District, Infometrics. October 2017.
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1.6

Stakeholder Engagement

The NP&JDC requires local authorities 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 feasibilityaspect of theHDCA. This workshop, facilitated by M.E, was well attended by a mix of
Wanaka and Wakatipu stakeholders from a range of sectors (land owners/developers, real egtatemnd
home builderk. A representative from NZTA and the Property Coalsn attendedAppendix2 contains

a copy of the workshop agenda and attendee list. Outcomes of the workshop are discussed further in
Appendixi 1.

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 assessmeaheigear ending Jun2016. This is driven by the
availability of demand side data, namely the SNZ populatohhouseholdestimates and
projections. It is acknowledged that capacity estimates are basegeam and Jun2017 snap

shot. Backasting 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 projectedb®gear for demand, 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 2046measired from the base year).

Residential Land: land that is zoned for residential uses in urban environments. Determined by
the policies, rules and activity tables for each zone indibgict plans (PDP or ODP where
relevant) Can include business zondseve residential activities are permitted controlled.

Dwelling Estatéfhe current stock of (existing) dwellings in Qhddudes dwellings in all locations,
whether occupied or unoccupied.

Housingdemandthe requirement for dwellings to accommodateigent households and nen
resident households for holiday or investment purposes.

Resident Demand: demand arising from usually resident households. Can include rental and
owner-occupied dwellings.

Owner Occupie A dwelling that is occupied by someone valsn owns the property (either with
or without a mortgage).

Rental Accommodatiodsn investment property that is leased to resident households (tenants)
for an agreed weekly or fortnightly cost. Applies tof@nm rental (i.e. 3 months or more).

Absenee Owners: Householdsitities that own residential property in QLD but who normally
reside elsewhere in New Zealand or overseas.

Page |53



1 Holiday Dwelling A dwelling owned by an absentee owner(s) and utilised by that owner when
visiting QLD. There is considdeabverlap withinvestmentdg St t Ay 34> o0 SOl dza S
tourism role means that many such dwellings are available for rental by short or medium stay
visitors,anditi O2YY2y FT2NJ 29y SNAR G2 tSFrasS GKSANI aK2

1 Investment PropertyAdwelling owned by an owner from QLD or elsewhere in New Zealand or
overseas who does not usually occupy the dwelling. Investment dwellings may be rémbege to
term tenants (part of the usually resident population) and/or to shtay wisitors, with the
investment component deriving from rental as well as underlying capital gain (loss) from market
trends.

f  Not Usually Occupied DwelimlygR g St f Ay3d GKAOK A& y20 adzadz @
household, as either owner or tery 1 @ ¢ KSaS I NB LINBR2YAYyLlyi(fe
RegStftAy3Iasr fGK2dAK Ylye Ay (K2asS OFGS3a2NRSa

1 Unoccupied Dwellingrart of the Census night count which identifies dwellings which are not
occupied at that time. Thismformation is drawn on as part of the estimation of Not Usually
Occupied dwellings.

1 Greenfield Capacityncludes capacity within the Special Zones, Structure Plan areas and any
other capacity that falls within the study area but is outside of the myistban edgéut within
the proposed UGB$Some 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.

1 Infill Capacityinfill 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 existingrajsell
(e.g. an additional dwelling situated on a backyard area).

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

i1 Plan Enabled CapaciBefers to the capaty that is enabled within each parcel through applying
the provisions within theP or ODHAt includes the application of zoning and-ganing rules
as well as any building standards (such as setbacks and access requirements), and any specific
overlayrules.

i1 Attached Dwelling: €®ers to all dwellings that are physically attached to at least one other
dwelling. The range of attached dwelling types include lower densitgtorey units, duplexes,
townhouses, up to highse apartment buildings.

i Standaloe Dwelling Refers to dwellings that 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 byite NPSJDC Development that is commercially viable to a developer,
considering the current likely costs, revenues and yield of developing. Feasibility has a
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corresponding meaning. Note that feasibility assumes that the land is enabled for development
by the plan ands, or is planned to bsupported by public infrastructure.

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

1.8 ReportOutine

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 identifieboth urban and rural).

Section 3 of the report providemalysis of the QLD housing markés market structure, demand from
resident households and from absentee ownarsl supply to provide for demand from owsgarcupiers,
tenants, and shorterm visitors. ltcoversestimates ofotal future dwellingdemand to 2046

Section 4dentifiesa suite ofdetailedhousing demand growth futures for Qtd3ident householdsThese
take into account the medium and high growth futures, and with particularemefe to 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 insthert, 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
issuesand learnings for future updates. A series of appendices are included which contain more detailed
data and information described throughout the report.

An Evaluation Index is included at the end of the document. This provided a checklist to M.E ahd Counci
YR Yl & |aarad oAppeadixad). It Redifies $hditefodzectidng tat relate to each
evaluation criteria.
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2 Study Area

This sectiomliscusses the approach taken to define the QLD urban environment and
identifies the residential z&s within 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 maitakésndake Hawea, Lake
Wanaka, Lake Wakatipu). The total area including lakes is roughly &,37gmoximately 97% of this
area is considered to be located within an Outstanding Natural Landscapeof@Nittanding Natural
Feature (ONF) the protection of which is anatter 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 and second Hehiretlin 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 Queenstowm appsoximatelyl hour
drive via the Crown Range Ramdanapproximatelyl ¥2 hour drive via Cromwell.

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

Cromwell is located approximately 60km east of Queenstowhapproximately 54km tdé south of
Wanala 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 havimgnparatively cheaper 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 NZTAo 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 enviromente that is expected to experience growth

tKS 202S00A0Sa FyR LRtAOASA I NB aiNUzO(GdzNBR | NP dzy
demand and provide sufficient development capacity (underi®olid to A4) applies to land within that

urban environment.

A local authority must have part, or all, of either a medium ordpigivth durban area (as defined under
the NPSJDQG within their district/region, before Policies B1 to @vidence and monitoripgC1 to C4
(responsive planningandD1 to D4Coordinated planning evidence and decisiaking 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 mediumgrowth & 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 ae grimtdh

FNBF Ay 2NRSNJ 2 LINPOARS IFRRAGAZ2YIf RS@GSt2LIVSyi
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, irréispeaf local authority or statistical boundaées
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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 East, Arthurs 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 settlement is dominated 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 Queenstown is grouped
around and interrupted by these natural features. Council considers that the most practical approach to
the anomaly presented by how Queenstown has develapeits particular physical geography and
landscape, is to treat the collection of areas that together 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 as part of this same
Queenstown ‘urban environment'. This urban environment falls within the extent of the Queenstown
Wakatipu and Arrowtown Wards (SNZ), which areclely referred to as the Wakatipu Ward for this
report.

To a lesser extent compared to Queenstown, 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 3IS23INILIKES RAFFAOdAL G ¢KS dzNbBFyYy FNBF i GK
part of Wanaka, and in the Council's view form part of the Wanaka urban environment. However, Makarora
does not function as part of Waraknd is excludedKingston and Glenorchy are similarly distant from

the Queenstown urban environment 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 firsprincipal 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 ulikartensities; their proximity to existing

urban areas; or levels of existing or planned servicing. These zones include-theahpones in Hawea

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

Whie demand modelling covers the total district and the urban environmeageographic scope of the
detailed modelling and analysis of residential capacity in QLD, identified in this report, is limited to this
urban environmertt.

Otherzonesthatareoii 8 A RS 2F (KS WdzNb Iy Sy @ motRlgdvapagity fthR2 y 2
assessment, but are reported on at a higbelin section 2.4include the following:

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

91 Rural Livingones (Rural Lifestyle and Rural Residential Zones) (PDP);

42 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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91 Rural Visitor Zones (Cardrona, Arcadia, Blanket Bay, Walter Peak, Cecil Peak anci)inderm
(ODPY);

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

1 Housingcapacities within the approved Special Housing Areas (SHAS): Bridesdale, Queenstown
Country ClupbArrowtown Retirement VillageShotover Countrgnd Business Mixed Use Zone
(Gorge Road) SHA

These are discussed further in sections 2.4 and 2.5. Council acknowledge that although not technically
FILEEAY3 6AGKAY (GKS RSTAYAG AR gzording whickizNanticigated ty @sulNE v Y
in development ohousing capacity QLDC also 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 Policy StatenfenOtago1998 (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 and infrastructure, 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 a®Policies 9.5.1 t0 9.5.5. Whilst, Objectives 11.4.1 and 11.4.2 seek
to manage risks from natural hazards identifying and then avoiding or mitigating the risks.

By comparison the Proposed Regional Policy Statement for Otago 2015 (PRPS) has eathare dir
approach regarding integrating urban development and infrastructure, and managing residential,
commercial and industrial growth in line with the requirements of theBIPS. The provisions of the PRPS
directplansto provide for sufficient urban mal capacity antb addressyood urban design. The PRPS also
seeks to avoid development beyolldsBgPolicy 4.5.2 of the Decision Version of the PRPS). The PRPS
decision was released in October 2016 and is currently under appeal. Accordingly, lingiecdtavebe
provided to the Decisions Version of the PRPS.

What makes the Otago regiosomewhatunique among theregions 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 boundary isstigs 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 QLDroposed District Plan

The PDP review commenced in April 2014 and preceded thBD®Sesulting 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 corligations with the timings of the NRIEC Stage 1 of the PDP was publicly
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notified on 26 August 2015, and hearings were held from March 2016 to Septemb&t RP@tsions on
stage 1 are anticipated in the first quarter of 2018.

Stage 1 included the higd 2 NRSNJ a0 NI} G§S3IAO LINRPOGAAAZYA 2F GKS
residential and town centre zones. These stage 1 chapters were based on the premise of promoting a
compact urban form, based aroundiGBsand enabling increased intensificationdiwk A y G KS RA a
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
residential activitiesAddih 2y £ f 83X &GF3S M AyOfdzZRSR | &AA3IYATFAL
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 releant to thisHDCA. Additional dwelling capacity within tHéGBis enabled by the PDP
through:

1 High Density Residential Zone: Maximum building height increased from-2 sboBys in
Queenstown and recession line breaches have belared

1 Medium DensityResidential Zone: New residential zone proposed that increases residential
densitiesThreeof the zoned areas are brownfield ameb are greenfield;

1 Low Density Residential Zone: Significant areas in Wanaka have been proposedzonied re
fromRuralaR | a3SyifS RSyaaideé | LIINRBFOK |ff26a
second dwelling on sections less than 990m

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

1 Business Mixed Use Zone (Gorge Road, Queenatanderson Heights, Wanak&)rew zone
that promotes residential development and building heights have increased from 3 to 6 storeys.

It is ackiowledged that a number of changes were madé¢ht chapter provisions by council officers
following the completion of hearings which may further increase capacities. However, due to the
uncertainty over the outcome of final decisions, this assessmenthesestified PDP zones and provisions

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

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

Stage 2 included the chapters on Transport, Earthw@&ilgsis, 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 approacdsidential forms oshortterm
visitoraccommodation within the Low and Medium Residential Zones, the Arrowtown Residential Historic
Management Zone and the Large Lot ResideBtiak Specific attentiorwas given in the draft visitor
accommodation provisions to addressing the use of resmledtvellings/units for shoiterm visitor

43Sk Area Sub Zones, Upper Clutha Area and the Queenstown Area (excluding the Wakatipu Basin)
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accommodation activities, particularly, adverse effects on residential housing supply and affordability. This
type of activity involves the shetigrm letting of residential dwellings or units to visitors prirgdhirough

the use of online rental platforms such as Airbnb and BookaBalelss restrictive approach is proposed

for the High Density Residential Zone wiithin the Visitor Accommodation Szdnes.

In terms of car parking, the proposed Transport Chigptemotes a reduction of onsitaar parkingn most

of the High and Medium Density Residential and Business Mix Use Zones, and greater flexibility surrounding
public transport and their associated facilities. Again, this assessment usesdified PDP2015zones

and provisions of stage 2 as it relateghe visitor accommodatiosub zonesand the Open Space and
Recreation Zae only, as these were easier to incorporate into the modetiimgmove from the modelling

at such a late stagdt was assumetbr 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 of all existing development in the subzones, whiclainreigitor
accommodation. Theless restrictive commercial visitor accommodation in the High Density Residential
Zone have not been able to be incorporated at such a late stagemodelling.This will need to be taken

into consideration when interpting the resultand future iterations of the HDCA.

All other lands subject to theédDPprovisions This includes zones that have not yet been reviewed and
notified (i.e. Township Zones, Rural Visitor Zones and Special Zones (excluding JacksdRbattdan
been withdrawn from the District Plan review (i.e. the land subject to Plan CH&hgEsankton Flats B,

34 ¢ Remarkables Park, 41Shotover Country, 4§ Northlake,46 - Ballantyne Roadlixed 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 provisions. Some of these zones are scheduled to be revieh@aria 20
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 ResidentiaEnabledZones

The residential areas in the district that have beensidered in this HDCA include the following zones of
both the PDPstage 1 and 2as notifiej and ODP (where not reviewed in stage 1, as2liscussed aboye
¢tKSe& | NB 02ttt SOésidentaiSd | BB B SN Rodfride almix odgidential and
business zones where residential actifiitgluding dwelling based visitor accommoddtipis a permitted

or controlled activit§f:

1 Low Density Residential (PDP)

1 Medium Density Residential (PDP)

44Urban environment zones excluded for the purpose of the HDCA include Visitor AccommodafioneSuBs discussed above,

it is acknowledged that some residentativities are enabled in these zones but they have been treated as capacity wholly for
commercial visitor accommodation and therefore captured in the BDCA.

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

46 For the purpose of the HDCA and BDCA, any capacity in the Visitor Accommodation Subzones 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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High Density Residential (PDP)

High Densityresidential Subzones A anf3rge Road Area on({)DP)
Arrowtown Residential Historic Managem&uaine (PDP)

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

Town Centre Subzone (applies to €ustown only) (PDP)

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

Local Shopping Centres (PDP)

Albert Town, Hawea and Luggate Townships (ODP)

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

Plan Chage 50 (Queenstown) (ODP)

= =_ =2 =4 =4 =4 4 -4 -4 -4 -4 -4 -9

Specific structure plan precinttswithin Special Zones Jacks P@RIDP) Remarkables Park,
Frankton Flats B, Northlak@enrith Park, Meadow Park, Arrowtown Sofarea within UGR)
Quail RiseShotover Country, Three Parks (PDP

The local context and extent of these zones within the specified areas are discussed in detdi iselow.
noted that althougha shareof the zonesdentified aboveapply the ODP provisions, some of thesees
remain up to date and are not intended be significantly reviewed under the PORis includes for
example, PC50own Centre Extension

Queenstown and Surrounds

There are a number of selential areas within the Queenstown and surrounding locality. They can be
broadly grouped into Queenstownwio Centre and surrounds; Franktamd Remarkables Park; Five Mile
Frankton Flatand Quail RiséShotover Country and Lake Hayes, Kelvin Heights and Jacksé&laoiihg
Jacks Point, Hanley Downs and Homestead Bag)Arthurs Point. Each of these hreadly described
below and are shown in Figure 2.3 with more detailed maps providgzpendix3.

Queenstown Town Centre and Surrounds

The Queenstown Town Centre is the historical core of commercial and retail activities within the Wakatipu
Basin. Taate 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 and Subzone. High Density Residential zoned
land boarders the town centre to the north, east andtwes

47 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 anc:dpesifuild areas.
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Figure2.3 ¢ Land Use Zones in Queenstown and Surrounds
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This area affords residents and visitors with a focus for community life, visitor accommodation, retalil,
entertainment, business and adminidive services, and offers the greatest 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.

Plan Change 50 significarglypanded that area covered by the Queenstown Town Centre Zoisdand

may potentially provide for a mix of residential, visitor accommodation and tourism facilities, including a
possible convention centre and hot pools comphgpproximately 12.4 ha ¢dnd previously zoned High
Density Residential located to the immediate north of the previous zone boundary was considered as part
of Plan Change %0and is now added to the Queenstown Town Centre Zohiee QLDC maintains
ownership of the majority of thBan Change50 area.

Within walking distance from the Queenstown Town Centre is the proposed BMldfzbeePDP. This

I NBF A& T2ySR | & Yandizurkeyitl$ dcaommodiateR 8§ Mix df Kght industtial and
retail/office activities. Howevgthis areasin transition as many uses over time have relocatedlémda

Drive orFrankton Flats. Given the proximity of this land to the Town Centre, it hasasearked for

urban regeneration through accommodating a mix of high density residerdiblusiness activities. This
zone promotes heights up to 6 storeys in height, whielsignificant shift to those currently promoted in

the ODP. The PIMU Zone encourages a mix of uses within this zone but requires retail/commercial
spaces to be on thground 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 largetharzehevith
significant redevelopment potentiah SHA has also beenadished over thiproposedzone.

Part of the Gorge Roadrea is located in the High Density Zone of the ODP. This swbgct to natural
hazards and geotechnical constraiftsese issuersquire further analysis and is being considered as part
of Sage 3 of the District Plan review

Fernhill is a substantial residential suburb located to the swagtof the Queenstown Town Centre. It is
predominately comprised of land zoned Low Density Residential but also contains smaller pockets of High
DensityResidential land located closer to the Queenstown Town Centre and Lake WaRatimuwithin
convenient location to the Town Centre, with high amenity lake views, Fernhill is a popular location for
visitor accommodation, lorAgrm rental accommodationas well as shotierm migrant worker
accommodationTwoWisitor Accommodation Smine<are located within Fernhill, overlaying latged
parcelsof the Low Density Residential zombese subzones are primarily intended to support large scale
commerciahotels on large sites, and in these aredsitor accommodation jgroposed to be a restricted
discretionaryactivity. There are large areas of vacant land that have been included as part of the BDCA.

Queenstown Hill is located immediately north and eéa#fte 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 Accommodatiaon®salare located within the
Queenstown Hill aregQueenstown 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 Frankton Road are zoned Low Density Redidéntiamber of large scale residential

48 Decision No. [2016] NZEnvC99
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the time of writing this report. Two large Visitor Accommodatiorz&ds are located within the Goldfield

Heights Low Density Residential Zone, part of which remains vacant. Properties located below Frankton
Road (i.e. lakefront properties) are zoned High Density Residential and currently contain a mix of residential
apartmentsand larger scale commercial visismecommodation 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 diversity, containing commercial, retail andiedsidest 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 contains a large number of dwellings. A fiumber o
designated parks and reserves are also present in the area. A small area zoned Local Shopping Centre with
the purpose of serving surrounding residents with convenience goods*$tesited at the BP roundabout

where Frankton Road, the FranktqrLadies 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 Park Special Zone aims to provide a comprehensively managed and inigigrated h
density development containing opportunities for a range of supporting and complementary activities.
These include open space, residential, conference facilities, visitor accommodation, transport, health,
educational, recreational and commercial ftie#’. Retail 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 the south towards the Kawarau River and is also earmarked as a key aessufgply of

high density type residential developmédot Queenstown

Five Mile Frankton Flatand Quail Rise

Five Mile and Frankton Flats are located approximately 7.8 km to the east of the Queenstown Town Centre.
This wider area is highly accessitile to its proximity to the FranktonLadies Mile Highway and the
recent construction of Hawthorne Drive, being a main diversion corridor for vehicle traffic moving between
the Arrowtown/Lake Hayes/Shotover Country areas to Frankton and Jacks Poiite aedsa.

Hawthorne Drive has also enabled greater through movement between Five Mile/Frankton Flats to
Remarkables Park and Frankton commercial areas; and has improved the accessibility of the surrounding
NREIFR ySGig2N] © ¢ 23S i kSdNbelirkt major domrRefcidl caHi@Ndr Wsitois arfidg | NJ
608 NBFR YR FANE YR F2N) G4KS YI 22 MikowvdwnEmnktonK S RA
Jacks Point, Shotover Country and Lake Hayes.

The Five Mile and Frankton Flats arefisvighin the Frankton Flats and Frankton Flat B Special Zones under
the ODP. The purpose of the Frankton Flats Zone is to enable development of a new shopping centre,
which also incorporates opportunities for retailing, office, educational, visitor asdential

49 Chapter 10, Town Centres, Queenstown Lakes District Council Operative District Plan 2016
50 Chapter 12, Remarkables Park Zone Rules, Queenstown Lakes District Council Operative District Plan 2012
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accommodation and leisure activitiés The Frankton Flats B Zone has the potential to accommodate a
broad range of activities including residential, education, industrial, commercial, and retail. High density
residential apartments-8 storeysn height (the Remarkables Residences) are currently under construction
within this area and will integrate with the commercial ar€his area has capacity for approximately 750
residential units.

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

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 maximum capacity of 218 residential units and has been largetddevelo

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 has already been developed for low to medium density
residential king.

The purpose of the Shotover Country Special Zone is to establish a comprehensively designed and
integrated residential living environment that provides opportunities for predominantly low density living
accommodation with a smaller mixture of madidensity living, community and educational activities.

The Shotover Country SHA is located to the west of the Shotover Country Special Zone and approved 101
residential allotments. This is currently under constructidhis SHA does not form part of theban
environment and is discussed in more detail in Section 2.5 below.

Lake Hayes Estate is predominately compriselbvafdensityresidential zoned land Theperipheral
allotments located within Lake Hayes Estate are proposed to-aengu from RurdResidential to Low
Density Residential by way of the stagéOPreview process. A decision on thisagming is yet to be
released. Some of this land is subject to private covenants which restrict intensification, and the capacity
of this land has beeremoved in this assessment (where this is known).

The Bridesdale SH#\located at the eastern end of Lake Hayes, which approved the construction of 134
residential units. This development is more akin to a medium residential development. A r&oewoif
records indicates that building consents have been issued for 91 of these residential dwEtliag3-HA

falls partly within the urban environment.

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

Lake Hayes Estate. The northern site is located adjacent to Ladies Mile Highway (SH6) and the 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 educational activities were also approved. The Onslow Road SHA approved a 21 allotment

51 Chapterl2, Frankton Flats Rules, Queenstown Lakes District Plan 2009
52|n QLDC Right 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 beipgdigvetmjunction
with the Queenstown Country CI@A3 Both these SHAs fall outside the urban 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 histatig has large established residential dwellings along the lake fl@nty
averysmall number of vacant residential sections remain in this area.

Kelvin Heights and Jacks Point

Kelvin Heights is a large residential suburb located on the southernodhioeg-rankton Arm. The majority

of land located in Kelvin Heights is zoned Low Density Residential and has significant existing capacity for
additional residential developmenitiowever much of this undeveloped capacity remains owned by a
single landowar. Some othe already developeldnd is also subject to private covenants, which restricts
further intensification, and the infill capacity has been removed in this assessment (where this is known).
An area of land located at the eastern extent o¥ikeHeightsadjacent to the Kawarau Bridgezoned

High Density Residential. This area has been extensively developed #&sdlrgeommercial visitor
accommodation(the Hilton Hotel)and for residential purposes. A number of sectiovithin this
developnentremain 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 provide for residential and visitor accommodation in a high quality
sustainable environment comriping of two villages, a variety of recreation opportunities and community
benefits, including access to public open space and amenities. This area includes Hanley Downs, Jacks Poin
and Homestead Bay. It has capacity for approximately 3,700 residievgiihgs and is one of the key
residential growth areas in QueenstoviAurther intensification of this zone was proposed withéige 1

of the PDP rezoning hearings.

Arthurs Point

Arthurs Point is a village located approximately 5.5 km from the Queansfown 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 on the lower banks of the Shotover River in the
location of the Edith Cavell Bridge area of land in the northeast of Arthurs Point is zoned Rural Visitor.
The purpose of the Rural Visitor Zone is to complement the existing range of visitor accommodation
opportunities in thedistrict and provide for increased opportunity for peopteetxperience the rural
character, heritage and amenity of the rural area. The Zone provides for a range of accommodation,
entertainment, cultural and recreational activities.

The rural visitor zones at various stages of completion and accommodatesStwover Lodge and the
Swiss Bel Resort. The area is within convenient accesslofith€entre and also to Coronet Peak, making

it a popular location for holiday rentalhe area has seen recent revival of investment activity through the
development othe Arthurs Point SHA, proposeddevelopment of the Swiss Bel Resort, and a number of
town house developments.

53 The capacities of these SHAs have been reported separately and discussaiiah Secttion 2.5.
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Figure2.4 ¢ Land Use Zones in Arrowtown and Surrounds
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The Arthurs Point SHA is locatedhe west if the Rural Visitor Zone and partly on land zoned Low Density
Residential in the PDP. SH160143 approved the construction of 88 residential units on the site. These are
currently under constructich.

2.3.4 Arrowtown and Surrounds

Arrowtown is locted 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 area is located across a small stretch dh@hark Street, which comprises the

historic civic centre that emerged in the early 1860s following the ARregrgold rush. A small Industrial

zoned area lies to the west of Arrowtown and contains a mix of light industrial and 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 idefigd by Council for intensification and was rezoned to Medium
DensityResidential under the notified PDP. This zoning is to be considestagjén? of the PDP.

Meadow Park Special Zone is a mixed use zone located on the corner of Manse and MalaghahiBtoads

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 applies to 30
hectares of land that adjoins trestablished 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 bo{urtary
environment) It approvedhe construction of 195 residential units and an aged bed care facility as part of
a Retirement Village Complex. Construction has commenced.

2.3.5 Wanaka and Surrounds

There are a number of residential areas within the Wanaka and surrounding locality. mTheybcaadly
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.

Wanaka Town Centre and Surrounds

The Wanaka Town Centre is the prirefpus 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 zones bound the town centre, including high and low density redatehtad well a®pen

Space and Recreation angtal zoned land. Thé/anaka Town Centmone makes provision for a wide

NI y3S 2F FOGAGAGASE ySOSaalNE (G2 NBGFAY GKS AYLE
the wider Wanaka Watel(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 range adftivities including commercial, residential, visitor

54The capacities of the SHAs are reported on separately.
55 Chapter 10, Town Centres, Queenstown Lakes District Plan 2016
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accommodation, community and recreatibraativities, as well as an open space network. Residential
capacity of this area fer approximately 750 residential dwellings.

The proposed Business Mixed Use Zone in Anderson Heights is also within walking distance from the
Wanaka Town Centre. Tigsan 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 Town Centre. There is limited existing vacant capacity im#is zo

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 located in close proximity to the
Wanaka Town centre, being boarded by Broams$t, McDougall St, Russell St and Tenby St. The second
area is located in the north of Wanaka off Aubrey Rd and is currently vdc@noted that resource
consent RM161169 and RM161226 approved approximately 161 residential allotments on thisgbortio

land (less than plan enabled capacitylhese figurelave been incorporated into the modelling to avoid
overstating capacity on the sitén addition, the PDP seeks to-zigne an area of land south of the Wanaka
Town Centre from Rural Lifestyleltow Density Residential.

There are two Local Shopping Centre Zones located along Cardrona Valley Road (new proposed area) and
Albert Town which enable small scale commercial business activities in discrete pockets of land that are
accessible to the surumding residential areas. A number of Visitor AccommodatioroSedh 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 @proximately 1,500 residential homes. The zone includes a 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 flat
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 functiosf Townships as rural service
centres. Many of these 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 commrcial or industrial activities, such as transport yards, hotels 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 commg@nahiding visitor accommodation)
activities within these areasCommercial 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 otherwise be discretionary. This method will be
reviewed irstage 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 Rer. Due to its proximity to the Wanaka Town Centre and established residential development

it is considered to form part of the Wanaka urban environment. It is located thighianaka UGB (Figure

2.5 below). It is predominantly a residential setéatmwith a small area zoned Local Shopping Centre,
which has some vacant capacity. A café/restaurant/bar and gnoediryshop currenthyhelp service the

existing community.
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Hawea is located approximately 17.1 km from the Wanaka Town Centre (Figurk B.@ositioned on

the southern shore of Lake Hawea. Much of Hawea is located within the Township Zone u@dP the
However, a large area of Rural Residential zoned land is sited immediately to the south of the primary
Township Zone (excluded fraime 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 Smine. Large residential developments have been approvecherRural
Residential zoned areas that lie to the south of the Township Zone (distirsisedat 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 undeethDP 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 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 urbanvironment is complex.These areas are not presently
modelled for feasibilitp SO dza S G KSe& | NB 2 dzi & A R Sof ihi&&SsesRBehmty SR W
KIS 0SSy Y2RStf SR (KN @Ethe POK FherudabeyvdonrheRtds made @b & G A
of rural and rural living and small townships and has varying levels of services, but for the majority servicing
is at the cost of the developer. These arbase an important role in the local economy as ythe
complement the Queenstown and Wanaka Town Centres, support local communities and are areas where
a high proportion of tourist activities are located.

The plan enabled capacities of the zones are highlightédbile 2.1. This table indicates that theig
significant plan enabled residential capagityleast 343additional dwellings) y 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 futthieddenalysis of

the proposed restrictions including setbacks from roads/state highways and the retention of existing
landscaping is requiredi large number of the properties in this area have complicated layers of private
covenants and consent conditis 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 this zone will overestimate the
potential residential capacity. Itis anticipated that the RvRRwprocesswill explore this issue in suitable
detail to enable future analysisAs a result, the plan enabled capacities ofsthge 1 PDP and the ODP
chapters has been reported &elow. 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, natucenservation values, the soil and water resource and rural amenity. A wide range

of productive activities occur in the Rural Zone and because the majority dithel NA Ol Q& RA 2
landscapes comprising open spaces, lakes and rivers with highguislitgland cultural value are located

in the Rural Zone, there also exists the desire for rural living, recreation, commercial (including commercial
recreation) and tourism activities.

Residential densities in the Rural Zone are difficult to reportSubdivisions and the establishment of
residential building platforms (that are between 7Ztand 1,000m) are Discretionary Activities, 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 based ahe capacity data from September 26%fhat was utilised for the PDP.

Gibbston Character Zone

The purpose of the Gibbston Gheter 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 incorporates terraced areas above the Kawarau River. Simitae Rural Zone, all new residential
building platforms need Discretionary Activity consent and the unbuilt residential building platforms are
the only capacity thahas beenreported onin Table 2.1 This zone was also proposed for residential
intensifcation through thesi  3S m t5t KSFNAy3Ia FyR Aa adzowaSoi
decisions.

Rural Residential and Rural Lifestyle Zones

The Rural Residential and Rural Lifestyle Zones 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 applicable, a buffer edge between
urban areas, or the open space, rural and ndtiaradscape values of the surrounding Rural Zone.

[ LI OAGASAE G GKS al {FNRBNF wdzNI € [AFSabtetsS %2yS
on within this assessment. The Makaroa Rural Life&igkehas been excluded because of theartainty

and reasonable doubt as to the viabilitydeivelopingo the PDP standards. Large paftthis zone are
affected by natural hazards and there has been a low level clifake this zone over the last 15 years
under the ODP zoning regime.

Simi F NI &3 (GKS wdzNIf wSaARSYydAlft %2yS |G wS{2Qa t 2
is a private covenant in favour of neighbouring landowners preventing further subdivision of the site.
Consent was issued for 52 allotments, this wastakned as a result of an appeal to the High Court.

To the south of the Hawea Townslgp largeareaof Rural Residential land. This land is being developed
at densitieghat are more similar to those anticipated in the Township zdkgproximatel\360 sections

%6 The review of the capacity in the Rural Zone was a separate process to the review of plan enabled capecitbgeiozones
for the PDP. QLDC is currently reviewing the processing for capturing this information.
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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 is located approximately 18.8 km from the Queenstown Town Centre. The cortaised

within a Special Zone. It provides a visitor resort over an area of approximately 200 ha which offers
recreational, commercial, residential and visitor activities. The general amenity of the zone is one of higher
density development enclavesitiin 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 for as well as hotel and residential accommodation, together with assaigaait facilities

and services. A maximum of 450 residential dwellings are able to be established in thigitAdheir

being capacitjor approximatel\251residentiaunits’’. All the servicing for this zone is provided privately.

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

Kingston

The settlement of Kingston is the southern entry point todis&rict. The community is madup of both
permanent and holiday residents. The settlement pattern is dominated by the lakeshore and the separation
2F (GKS (G26y FNBY (KS KAIKgle&d YAy3Iadz2yQa OKI NI C
buildings and surrounding vegetatioBxisting 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 next area available for development south of
W 01 Q& t 2 Ay (i ®aof landhddlEeénieYdned Hithé KingsihegeSpecial Zone. This 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 tedidemelopment three

waters infrastructure is requiretlvithout this development is unlikely to proceed in the shortrtedium

term. This is one dhree growth areas that have been approved to the detailed business case phase as
part of the Housing nfrastructure Fund (HIF)Due to its distance (approx. -88min 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 arsiraval timeto
Queenstown) The proposed new infrastructure will include new water supply and wastewater treatment
plants along with the reticulation network infrastructure for three wagdiscussed isection2.4.1). The
infrastructurerequirements ad investments represent a major obstacle to the development of both the
Kingston Township and Kingston Village Special Zone.

57Based on capacity findings for the PDP, March 2017
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Glenorchy & Kinloch

Glenorchy is situated at the northern 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 streets, few footpaths and large
rectangular sections. Glenorchy is an important baisei$itor activity.

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

Makarora isthedA & G NA OG Qa y2NIKSNYy Yz2ad O2YYdzyaide FyR O2
important local base for visitor activityVhile 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
natural hazards 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), Cecil Peak, Walter Peak, Blanket Bay and Arcadia Station near
Paradise. It is notethat 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) have had little residential development, even
though the zone is very enabling. A dioreview 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 commercial activities (such as dairies and taverns) with a very small portion ofia¢sick@rity.

The only Rural Visitor Zone capacity thahilelledwithin this assessment is the Rural Visitor Zone at
Arthurs Point The Cardrona Rural Visitor Zone has been reported arhigih level but has not been
modelled. Te operative Ruralisitor 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 controlled activity:

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

b. commercial recreation and residential activities of up to 8 metres in height outsidenatdd
boundary setback.

The matters of control are coverage, location, external building appearance, earthworks, access and
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 developments within the zone.

The Rural Visitor Zones (Arcadia, Blanket Bay, Windermere, Waieaid 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 of existing residential activity in the dneaddition,residential

activity inthe Windermere Rural Visitor Zorsconsidered to be a Non Complying Activity (except for
custodial residence) and over half the zone is located within the Wanaka Airport Outer Control Boundary.
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Mount Cardrona Station (Plan Change 52)

The Mount CardramStationSpecial Zone is locatetdd-way between Queenstown and Wanaka, and near

the base of the Cardrona Ski Field. The zowers approximately 13@bf land. The purpose diis zone

is to create a village that accommodates permanent residentsyrvésicommodation, seasonahd
migrant workers, with supporting commercial, community and educational activities. Recent changes to
GKAa LY OKIFy3aS KF@S LINRBY2GSR | 32fF O2dz2NBS> |
gondola access tthe Cardrona Ski Aredihe nearby Ski Area Subzone was also proposed for significant
expansion of the commercial/tourism offering through gtege 1 PDP process and is subject to the
2dzi 02YSa 27F 02 YY MauatACargréhal Bradtiondndis Judeietoped, dut similarly to
Kingston is considered one of tReA & (i gkdivtd dr€as moving forwar@ardronas however situated at

an elevation of approximatelg00 m above sea levehnd can bedifficult to access by road from
Queenstowrat timesin the winter.

2.4.1 Infrastructure in the Rural Environment

The land contained in the Rural, Rural LifestytlRural Residential Zones are outside the Councils scheme
boundaries and are not anticipated to connect to the Council network but be privately serviitecabns
iKS RS@St2LISNRa O2aio

Of particular note ighat the Otago Regional CouncDRQ are currentlyin the very initial stages of
considering a plan change addressing the septic tank permitted activityatdetiallyutilising a nitrogen
loading aproach. An outcome of thimuld bethat the QLDC may be required to reticulate wastewater in
some currently unserviced communities in order to meet the rules gidtentialplan changeThe ORC

are also in the process of establishing a water managemegime fa the Arrowand Upper Cardrona River
catchmensand the Wakatipu Basin aquifers. The purpose is to set minimum flows and water lifgits. Th
iscurrently in the consultation phase of developmeAh update of this will be provided in futuddCAS.

The lack of Council servicing or limited servicing in areas such as Kingston, Glenorchy, Kinloch, Gibbston,
Makarora, Cardrona and other Rural Visitor Zones (Cecil Peak, Walter Peak Cardoh®&aylafkeadia

Station) in addition to some difficuéts with the standard of road accessstricts thelikely take umpverall

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 pressoreinicreased levels of
development and the aging infrastructure. A hydraulic model is currently being developed to confirm if
any network constraints exist. In terms of wastewater there is no Council scheme and following initial
community consultation lpns to service Glenorchy this has been pushed out beyond the 10 year LTP.
While, the proximity to the Wanaka Airport restricts residential activity in the Windermere Rural Visitor
Zonevia a rule in the ODP.

Housing Infrastructure Fund

The Housing frastructue Fund(HIF)was established by theo@ernment 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, QualkRiteand Ladies Mile) and based on an
indicative business case, has provisionally been allocated up to $50 million dollars.
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For Kingston, the proposed new infrastructure will include new water supply and wastewater treatment
plants along with the reticulmin 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 thedfiffgavnship and Kingston
Village Special Zonand for this reasarKingston is noturrentlyidentified as part of the Queenstown
urban eavironment.

The Quail Risé&outh area potentiallyincludes the provision of roading, water, wastewater and
stormwater It is the only area that falls within the Queenstown urban environmEms area was subject

to rezoning proposals through stage 1 of the PDP, from the notified Medium Density Zone, to High Density,
and BMU zonesf dz6 2S00 (2 G KS OehdatibhsitiEisiadd/ntitiedefond BecCoiviodate
increased residential capacities to those anticipated through the notifiedlPBmoted that no major
infrastructure issues were raised in the PDP hearings, as it was considered efficient to conagadttthis |
nearby reticulated networks. However, it is considered the HIF will contribute to the construction of
services and bringing forward this development.

¢KS I NBIF NBTFSNNBR (2 Fa W[IFIRAS& aAif SQbdtvedhithe A a |
Shotover Bridge and Lake Hayes, and north of the Shotover Country and Lake Hayes residential areas. The
fryR A& OdNNByidGte T2ySR a wdNIf K26SOSNI KIa 06SS
and Special Housing Areas Act 20mplementation Policy, meaning it has been identified as a site that

may be suitable for the establishment of SHRsisareacurrently falls outside of the urban environment

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

three waters and a new roundabout.

Overall, the infrastructure delivered through the HIF will provide for approximately 3,200 &adesme
form of business capacitll of these areas are the subject of detailed business aasean 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 rgions or districts [which includes Queenstown Lakes] identified as having
housing supply and affordability issues.

On 23 October 2014, the Queenstown Lakes District Housing Accord (the Accord) was signed between the
Council and the Minister of BuildingdaHousing. This was subsequently updated and amended on 12 July
2017. The intention of the Accord is to increase land and housing supply and improve housing affordability
in the QL Dby facilitating development of quality housing that meets the needseofjitowing population

and the purpose of the 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 Z&tober 2017.

A SHA is an area of tHistrict 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 IBP are suitable for the establishmehGHAs (Category 1) and
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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 residentiallytesned si

The SHA process provides an opportunity 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 marketsdapresents developers/landowners with the opportunity 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 devefament by developed market value or by area. This 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 retaimaffbrdable housing

in perpetuity, as a secure homengterm rental or rent to own scheme (assisting the move fitong

term rental to the Secure Home produ®t) Longterm affordability would be retained, as the Trust would
maintain the ownership ohe land and lease it back to the land owner at 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 fafrdable 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 g2N] F2NDOS gAtt 0SS ofS (2 26y 2N
allows themto live within their means by 2048, with an initial target ¢f0Q
/| 2YYdzyAGe ! TF2NRIofS K2YSa gAGK aSOdzNBE Sy dzN

SHAs are one of the tools that are being utilised to achieve this goal and are seen as an alternative
mechanism to combat housiraffordability in QL. To 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% contribution to affordable hhusing

In total eight SHAs have been approved within the Wakatipu Basin (F8)urélzse have been identified
separately and similarly to the rural environment form part of additional capacity. The majority of SHAs
have been approved outside of the urbamvironment, which has been serviced at the developers cost
with the exception of the following:

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

i Business Mixed Use Zone (Gorge R&&thfalls over the proposed Business Mixed Use Zone,
but also includes the former Wakatipu High School site and 133 Hallenstein Street. This SHA is to

58 Source: Housing Affordability Taskforce Report dated October 2017

59 Source: Housing AffordabjliTaskforce Report dated October 2017

60 Affordability means a home where the household is able to spend less than 35% of gross household income on rent or mortgage
repayments
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be serviced via existing Council &g and is in line with the densities that are being promoted
as part of the PDP.

It is important to note that residential units SHA€annot be usedolelyfor visitor accommodation. A
covenant or consent notice is placed on the title tlestrictsthis. 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 underlying plan enabled urban capacity to avoid dowlitilegd. 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 financial contributions.

Table2.2 ¢ Net Additional Dwelling Capacity in QLD SHAs

Special Housin Approved Residential Net Additional Stage of Development
Area Densities Dwelling Capacity
Bridesdale 134 (excluding two existing | 124 (ODP) Curently being
dwellings) 91 (PDP} 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
Country Club facility) + aged bed care developed
facility
Arrowtown 195 (+ an aged bed care 195 (ODP & PDP) | Units being presold
Retirement Village | facility) aged bed care
facility
Business Mixed Us| 143 residential units Capacities have | This one isot
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 qualfying development 715 (PDP)

consent approved in the
Business Mixed Use Zone)

61 Additional capacity was calculated by removing 32% of the residentially portieh of the site (if applicable) for road and
reserves etc and then subdividing the remaining area via minimum lot area. This capacity was then subtracted from the number
of residential units approved under the HASHAA.

62The PDP proposed to zone agkx portion of the site as Low Density Residential.
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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 developwigectives that guide future
development of the Ladies Mile, ensuring high level of amenity along the Ladies Mile. Expression of
Interests for SHA proposals would need to be consistent with the Lead Policy. Dwelling capacity for this
area is anticipatetb 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 bus
fare system and proposed park and ride. The QLDC has no¢deaeivExpression of Interest to déve

approved a SHA at this location) and therefore is not includeahile 2.2 This area is also subject to the

HIF fund that was discussed in SectiornlZ@ove.
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Figure2.8 ¢ 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
2T GKS YINYSGQa adNHzOGdzZNBEX Ay Of dzRAy 3
absentee owars (New Zealandased and oversedmsed and supply to provide

for demand from ownebccupiers, tenants, and shddrm visitors. It provides
estimates of future demand to 2046 and the requirements for housing to meet that
demand.

The latter part of thi section focuses on demand from the QLD resident population for @enepied
and rental accommodation, drawing on outputs from & QLD Housing Model 20Bn Excebased
capability which draws together the core information, and enables testingafisaombinations of future
projections and allowances for varying mixes of outcqahetziled in section 4)

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

3.1 Structure of the QLD Keing Market

The QLD housing 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
personalholiday home® NJ W& S O 8. Bdn@ of khes¥ oliday homes are also usguiavide rental
accommodation for the QLD resident population,/anfbr shortterm (mainly holiday) visito(fisted on
platformssuch as Aimb and BookaBach)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-ferrfong
rentals drives demand for the holiday homes of absentaeeosv However, the demand for 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 Maideholiday
homes ae also investment propertiethat 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 esgliresassessent of thesufficiercy
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 housiragkat are:

a. ResidenQLDhouseholds which own their dwelling
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b. ResidentQLDhouseholds which rent dwelliagongterm (as distinct from shotay holiday
rental), owned by either QLD entiti@avestment dwellingsdr absentee ownergérom other
parts of NewZealand and overseésoliday 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 holdayor investment dwellings.

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

The housing market is subfeto ongoing change, especially as demand for -leng rental
accommodatiorand shortterm rental utilises the same housing stock in many instancesblUihésthe
distinction between holiday dwellings and investment dwellings, and there are no congvehstatistics
definingthe structure of thishousing market.

As at June 2016, the estimated tokmlusingestate in thedistrict was 1400 dwellingsTotal resident
householdsvere 13,600 as at June 201@hd assuming each resident household occupiesdwelling

this suggestshere 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 substantiatigher than national figures (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 $pa%)of the total dwelling estate.

5¢6SttAy3a | NB ARSyY i A%bSdamparidon witfire iisualzéreziddntodseh@dd O dzLJIA
count. ¢ KS S5AAUNAROGQE NBfS Ia F YI22N) K2f ARl & RS&adA
dwellings, typically owreby households who normally reside in other places (other New Zealand or
2OSNBESIFaAa0® alye 2F (K2aS K2f ARIF&d K2YSa IINB ayz2i
of the year by owners and/or by visitors to tiistrict on a shorterm 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 thalistrict.

Queenstown is not unique in this regard, as in many holiday destinations these make ugreamtrapare

2F GKS G2G0Ff SadldSe® bSOSNIKSE Saaswithinkl® sizeof2ife A R &
housing estat@nd isalsocharacterised by relatively high value dwellings. It is normal for a small share of
the dwelling estate of anurban centre to be unoccupied on a medium or {@rg basis. Nationally, some

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

at 25.3% as at June 2013 (Census), and estimated to be stitioctbatlevel 23%in 2016 and higher in

63 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 combinatioestbhamt (for long and sheterm rental) and
3SydzAyS aKz2fARIFI&¢ RgStfAyaa gKSNB y2i 200dz20A SR SEOSLIi o6&
64 As defined by SNZ.

65SNZ 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 population growth
between the 2013 Censasd June 201,054 dwelling consents, and an additional 1,900 households).

OutsideNew zZ¢ f | yh&rOndliday 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 level is arduh0% not usually occupieekcluding
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
which are ntholiday 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 suggests thait least 3,800 of the estimated 4,08Wellings

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 estatéferaguthstantially
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 service listed/finzhdzy OA f Qa N G Ay 3
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 owned by basgéekin 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 holidayres,shortterm 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 dwelling owneeshietween 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 the 13,60@wellings occupied by residents, an estimafe@?0 dwellings are occupied by
owner-occupier households, and the balances@80 dwellings (41.8%) are rented (occupied
by longterm tenants);

66 This information is likely to be subject to some inaccugadoy 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 tstdey thoe
owned by absentee ownerdhis requires further investigation.
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c. The address data indicates that some 10,240 dwellings are dwneersons/entities based in
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
basis that QLD entities are generalljun] St & G2 KIFI @S I aK2ft ARl & Rg
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 short
term holiday rental

d. Based on totadlongterm 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 owned by thibased elsewhere in New Zealand, and

590 based oversedthe split of absenteewned dwellings is 82.5% elsewhere in New Zealand,
17.5% overseéy;

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

f. The balance is th& 0006not usually occupigddwellingswhich representsi KS G K2 f A R &
component. However, there is a considerable volume of 4bort 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

671t is difficult to compare QLD with a national level of overseas ownership, because there are no official statistics @athered
released. Nevertheless, given the role of QLD as an ati@mally prominent tourism destination, the attractive natural
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 Zealandgezer

BQAGAYFGSa 2F G20Ff GAAAG2NI yAIKGEA Ay LINAGI(GS RgSfusdaliyda LINB
200dzLIA SR¢ RgStfAy3a INB 200dzLIASR 20SNJ GKS &SI N®
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The overall market structure farbanQLD is shown in the table below. Hatern is very close to that
for total QLD, although the resident population is assumed to occupy a higher share of the total dwelling
estate (83% of the urbagnvironment compared with 77% for the totdistrict (Table 3)).

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 usally occupied dwellings will be driven by growth in the resident populdttaa is
the standard approacfor housing demand assessment. Based on the cumemketstructure,
this total estate would be a combination of dwellings owned by QLD entittes¢at 0,240 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
population growth, so this would reflect thaL.D 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 PopulationGrowth

¢ KS 5 A a dldtidn @as Gréawn tadsidembly in the past two decafiesn 14,800 at the 1996 Census
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 the resident population. Since the 2648u8, however, the growth rate has

69 SNZ 2017.
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increased substantially, with an additional 5,000 persons in the-201& period and an average annual

gain of nearly 1,700 persons.

TheSN2utlook is for further substantipbpulationgrowth, 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 projéons allow for stronger growth than the previous s€fiehough 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

The@WLDONS O2 YYSYRSRQ LINR2SOUA2Y
projection, at 12,00 persons to 2026, and 3@O0 by 2046.

70 The growth outlook for the 2017 SNZ population serigade allowance for very high ongoingnigration gains. The new

HITMC
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AN ¢

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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population structure differs significantly fratime national pattern. Figure 3.2 shethe QLD population
age structure as at the 2013 Censusnpared with the national structure.

Figure3.2 - QLD Population Age Structure 2@13 Year Increments and Grouped
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¢KS S5AAGNAROGQa LRLMAZ FGA2Yy A& OKI NI OycaNaeicGhBrts,06 & NJ
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 bands is evident for both males and females, and to
a considerabl@egree reflects the relatively high shares of employment in towwisamted 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 agelbdrecause the population base for those
GFr3ISAy3 Ay LI I OS¢ Aa avlftft Ay NBtFdAzy (2 (GKS Od

Anecdotally, the relatively high costs of housing indisérict have limited opportunities for younger
families with children to establish heedfecting the numbers of both those aged under 15, an@4 §ear

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

ThedA & (i NdpulatioQ Bas a delatively high share of males (50.1% compared with the national average of
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 ttlistrict population aged5 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 thdistrict total reaching an estimated 13,600 resident househmjdiune 2016.

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

Further substantial household growth is expected, consistent with the population outlook. The most recent
SNZ projections indicate an additional 3,00@/)liw 5,200 (high) resident households 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. KS Wv[ 5/ wSO2YYSYRSRQ LINR2SOi
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between the SNZ medium and SNZ high projection, at 5,200 persons to 2026, and 12,600 Tye2@46.
are set out in Table 8and Figure 3.

Figure3.3 - QLD Househol@rend 19962046

QLDC Household Growth 1996-2048

30,000 e SNZ High
e Rationale (2016)

25,000
» e SNZ Medium
o 20000 SNZ Low
T
S 15,000 e A\ ctual 1996-2013
o
3 4

10,000 /

5,000

1
30

yyyyy

19,
000
2002
o

2024

204
2048

2038

0
20(

0

0

0
20
20
20

0
2022
20
202
202
20
2032
2034
2036

A priorj the increase inesident households is a sound indicator of the requirement for additional dwellings
to accommodate the resident population.

3.2.4 Householdemography

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

in the district. Figure3.4 shows the household structure in tliistrict as at 20&, and the projected
structure to 2@6, according to the SNZ most recent estimates (December 20%fApuld be noted that
large numbers of shoterm workers come in andub of the districiin the peaks of the winter and summer
holiday seasonsand theymay not be captureéccuratelyby SNZdata which igrimarily derived from
occupant reporting orCensusnight QLDC have acknowledged that further investigation of migrant
workers is required.

There are several important differenaagrentlyfrom the national pattern:

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

b. A relatively high incidence of couple households, at 40% compared with 31% nationally. This
reflects to a degree the presence of couples employed in the touekted sectors, who may
be inthe district as longstay visitors, as distinct from lotgrm residents;

c. The incidence of twparent households is close to the national pattern. However, there are
relatively few onegparent households, which reflects in part the relatively high costeusing
in thedistrict (for owners and renters);

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

Figure3.4 - QLD and NZ Household Sturet20162046
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The right side of thgraph shows the projectddngterm future household structureinderthe medium
growth projection (to 286, extrapolated fronthe final year of the SNZ projectic2@38. While in some
respects the QLD structure is exped to be closer to the national pattern in the lontgm, there are
still important differences, and changes for thstrict itself:

a. There are still relatively low incidena#singleperson householdsind oneparent families;

b. The alreadyelatively high incidence of couple householgdrojected to increase markedly,
from 40%currently to 8% by 2@6, and markedly above the national share by th&¥{(3

c. A relatively low share of familyith-children householdgone and tweparent) at %%
comparedwith 39% nationally by 205, and substantially below the current 34%;

d. A substantial decrease in the share of households which are othespensitin, or the typical
flatting / nonfamily households.

That said, the changes in structure come over a perteghwhere is significant overall growth expected,
with increases in all household types. The net projettetease of pproximately10,000 households
(medium growth)is made up of couple households8(%), twoparent families (3%), oneperson
households Z5%), oneparent families 3%, and other multperson householdsl%c). The following
sections provide more detailed projection of households by types for the medium and high growth outlook.
Some minor variation exists between tables due to rounding.
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3.2.5 Medium Growth Outlook

Table 3 shows the Medium growth projection to 2046, for each household type. The focus is on the 3
year (201619), 10year (201626) and 36&year period201646), consistent with the NPSDC horizons.

A key feature of the growth is tliecrease in couple households, which account for safe of the long

term growth. Singlgerson households account for some?@ of the net change in household numbers,
but the net change is much less for family households (aroB#tdof the total) and dier household types

show minimal change. Of the total increase 0820,households, some &8 are either singl@erson or
couple householdsThis differs substantially from the national growth outlqathich indicate a higher

share of singlperson hogeholds (32% of the net increase), but lower shares of couple households (38%),
and higher shares of family households (30%).

Table3.5 - QLDHousehold Medium Growth Projection 202646

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% 22% 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% 194 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@8%(®f growth) and singlgerson
households (@%), with limited growth in family housdts with children (3% of the increase, &,000
more households). Of the total increase dfQD0householdsnearly 11,00Gre either singlgerson or
couple households.

This change in the structure of the housing market in both futures is importaaydeet means much of
the net gain is smaller households, which are likely to have preferences for smaller dwellings, including
terrace house and apartment style dwellings.
requirements. It is algmotentially indicative of a housing market which does not suitably provide affordable
dwellings for family households with children. The SNZ projections are primarily based on population
demographics, but also reflect the base year household (and thetefasing) structures, which may not
capture latent demand.
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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

There is no detailed information on the dwelling preferences of absentee owners ofr@idiigs,
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 bydadion

The focus of the NA3DC is on urban development capacitpwever, asignificant number of QLD
households reside in rural locations, predominaintlyural townshipspn rural lifestyle blocks, and on
farms and other properties associated with fuaetivities.

The growth projections detailed above are for the whiidtrict and include both the urban and the rural
demand outlooks. It is important to differentiate between urban and rural gréwitecause the supply
mechanism in urban areas is prihathrough 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 and special zonegcadrfomics of lifestyle block
development are quite different from urban residential development, particularly because of their
positioning toward the upper enghigher value end of the housing markeQLD is notable for the fact

that approximately 97%f the district is identified as a@NLor ONF which the RMA requires to be
protected from inappropriate subdivision and development as a matter of national importance.

Severabmall townshipsn the district lie outside the maitJGBqand defined urbamnvironmenj, but
these ettlementsand the rural areasffer some capacity for housing and need to be considered in relation
tothedA & O NA OG Qa (i Z4iThdse haw BegnidiscussettSepa a@edgation 24.

71 Refer Figure 2.2 for a pafthe defined urban environment.

2 Currently, there are approximately 1,180 rural lifestyle properties in the District, according to Corelogic. As ats2fi#5, life
properties accounted for 8.0% of total residential properties. In addition, ther@pmm®ximately 330 farms or other rural
properties, usually occupied by resident farmers or workers, or other tenants (SNZ Business Directory 2016). W'olesibig reas
straightforward to separate out the lifestyle properties and farm holdings withidviledling estate, it is somewhat more difficult
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M.E has developed a spatial framelvof 30 general locations for the purpose of this HDCA (and BDCA)
using a combination of SNZ 2018 statistical boundaries that cover the total district. Maps showing the
extent of the spatial framework areas are includedppendixd. Thehousehold projetions have been
developed for each location within QLD according the spatial framework, then further aggregated to 10
broader sukareas for the purpose of this demand analysis. These broader aggreddataied in
Appendix 4)are Queenstown (town)Amrowtown, Arthurs Point, Lake Hayes, Jacks Point and Other
Wakatipu together making up the Wakatipu Ward; and Wanaka (town), Hawea Locality, Luggate Locality,
and Other Wanaka together making up the Wanaka Ward.

Two of the sufareasg Other Wanaka and Oth&vakatipu are fully rural (nearban), while the other eight
sub-areasincludeurban (within the UGBor outside the boundary but within the urban environment) and
ruralareas

The projections for eadiroad subareaare based on the population growth peofions for each CAU (SNZ
20173, together with estimated capacity for lifestyle holdings in the areas beyondiGBe

3.3.1 Total Urban Growth Projections

Total urban and total rural (neurban) household growth projections have been developed, for each
location and broader sularea, and QLD in totallhe urban totalapproximates the defined urban
environment (Figure 2.2lbeit defined more coarselyhe total urbarprojections are shown in Tabler3.

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

to accurately differentiate the households associated with these properties. It is useful to do this, because the medn value
lifestyle blocks is around double the value of other residential propertigsstyle block residents are included in the analysis of
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 themstzips between household types and dwelling values.

73The 2013 CAUs aggregate up the broadssehs in the spatial framework.
Page |98



Key features include:

a. TheLowprojection would see an additionaBR20 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 o¥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).r&pissents
an increase of8% over the 20186 period;

c. TheHighprojection would see an additionak@) households in urban locations by 2026 (total
QLD 5,200), and2D00 households by 2046 (total QLD 14,000), an increase8b bver the
period;

d. All three futures would see the urban share of total QLD households inaréiasa the current
81.5%, to accounting for &1% 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 significaotgh outside the urbaenvironment of between
1,000 households (Low) and D0 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 locatian

3.3.2 Growth Projections bgroad Area

As noted, the household growth projections have been developed by loaatidbioadsub-area) within
QLD(again, numbers may vary between tables due to round@gg requirement of the NREDC is to
assess demand tgcation within an urban economy. We note that the projections are based on expected
demand for each location, and at this point are assumed tonbenstrained by capacity limits in any
location or sukarea

The basic division within QLD is between thedwaf thedistrict, with projections for Wakatipu Ward
(including Arrowtown) and Wanaka Ward. The estimates are summarised in alolet8tal households
by ward and sukarea for the period 201619 (short term), 20126 (medium term) and 20146 (long
term).

Key features include:

a. All three futures would see the quantum of 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;

b. In all futures there wodl 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
both Queenstown and Wanaka, and the limited differences in the attributes of manyresdatio
Wanaka and Queenstown, suggests there will be considerable scope for substitution, if some areas
are constrained for capacity relative to others.
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Table3.8 - QLD Projected Households by Suba 20162046

Short Term
Sub-Area 2016 Low 2019 Medium 2019 High 2019 Rationale 2019

Hhlds Change Change % Hhlds Change Change % Hhlds Change Change % Hhlds Change Change ¢
Queenstown 5,080 5,120 40 1% 5,330 250 5% 5,520 440 9% 5,410 330 6%
Arrowtown 1,110 1,110 - 0% 1,140 30 3% 1,190 80 7% 1,160 50 5%
Arthurs Point 300 320 20 74 330 30 10% 340 40 13% 340 40 13%
Lake Hayes 1,040 1,270 230 22% 1,310 270 26% 1,360 320 31% 1,340 300 29%
Jacks Point 250 340 90 36% 360 110 44% 380 130 52% 370 120 48%
Other Wakatipu 1,110 1,200 90 8% 1,240 130 12% 1,290 180 16% 1,260 150 14%
Wakatipu Ward 8,890 9,360 470 5% 9,710 820 9% 10,080 1,190 13% 9,880 990 11%
Wanaka 3,750 4,060 310 8% 4,210 460 12% 4,380 630 17% 4,280 530 14%
Hawea 380 410 30 8% 410 30 8% 420 40 11% 420 40 11%
Luggate 100 110 10 10% 110 10 10% 110 10 10% 110 10 10%
Other Wanaka 480 510 30 6% 520 40 8% 540 60 13% 540 60 13%
Wanaka Ward 4,710 5,090 380 8% 5,250 540 11% 5,450 740 16% 5,350 640 149
QLD 13,600 14,500 850 6% 15,000 1,360 10% 15,500 1,930 14% 15,200 1,630 12%
Medium Term
Sub-Area 2016 Low 2026 Medium 2026 High 2026 Rationale 2026

Hhlds Change Change % Hhlds Change Change % Hhlds Change Change % Hhlds Change Change ¢
Queenstown 5,080 5,660 580 11% 6,060 980 19% 6,460 1,380 27% 6,270 1,190 23%
Arrowtown 1,110 1,150 40 4% 1,240 130 12% 1,320 210 19% 1,280 170 15%
Arthurs Point 300 390 90 30% 410 110 37% 450 150 50% 440 140 47%
Lake Hayes 1,040 1,540 500 48% 1,650 610 59% 1,710 670 64% 1,680 640 62%
Jacks Point 250 540 290 1169 590 340 1369 640 390 1569 620 370 1489
Other Wakatipu 1,110 1,400 290 26% 1,520 410 37% 1,630 520 479% 1,590 480 43%
Wakatipu Ward 8,890 10,680 1,790 20% 11,470 2,580 29% 12,210 3,320 37% 11,880 2,990 34%
Wanaka 3,750 4,800 1,050 28% 5,010 1,260 34% 5,260 1,510 4094 5,140 1,390 37%
Hawea 380 460 80 21% 480 100 26% 540 160 4294 500 120 32%
Luggate 100 120 20 20% 130 30 30% 130 30 30% 130 30 30%
Other Wanaka 480 580 100 21% 640 160 33% 670 190 40% 660 180 38%
Wanaka Ward 4,710 5,960 1,250 27% 6,260 1,550 33% 6,600 1,890 409 6,430 1,720 37%
QLD 13,600 16,600 3,040 22% 17,700 4,130 30% 18,800 5,210 38% 18,300 4,710 359
Long Term
SRR 2016 Low 2046 Medium 2046 High 2046 Rationale 2046

Hhlds Change Change % Hhlds Change Change % Hhids Change Change % Hhlds Change Change ¢
Queenstown 5,080 6,800 1,720 34% 7,910 2,830 56% 9,280 4,200 83% 8,590 3,510 69%
Arrowtown 1,110 1,230 120 11% 1,510 400 36% 1,830 720 65% 1,660 550 50%
Arthurs Point 300 590 290 97% 720 420 1409 840 540 180% 780 480 1609
Lake Hayes 1,040 1,730 690 66% 1,980 940 90% 2,260 1,220 117% 2,140 1,100 106
Jacks Point 250 1,190 940 376% 1,320 1,070 4289 1,470 1,220 488% 1,390 1,140 4569
Other Wakatipu 1,110 1,520 410 37% 1,890 780 70% 2,280 1,170 1059 2,090 980 88%
Wakatipu Ward 8,890 13,060 4,170 47% 15,330 6,440 72% 17,960 9,070 1029 16,650 7,760 87%
Wanaka 3,750 6,110 2,360 63% 6,660 2,910 78% 7,410 3,660 98% 7,040 3,290 88%
Hawea 380 700 320 84% 770 390 103 890 510 1349 850 470 1249
Luggate 100 190 90 90% 210 110 1109 260 160 1609 220 120 1209
Other Wanaka 480 870 390 81% 990 510 106 1,090 610 1279 1,040 560 1179
Wanaka Ward 4,710 7,870 3,160 67% 8,630 3,920 83% 9,650 4,940 1059 9,150 4,440 94%
QLD 13,600 20,900 7,330 54% 24,000 10,360 76% 27,600 14,010 103 25,800 12,200 90%

Source: ME QLDC Household Projections Model

3.4 HousingDemandby Absentee Owners

Projecting gowth in demandfor dwellings by absentee owneis somewhatmore complexthan for
resident householdévhere one household generally equates to one dwelling)

5SYIFYR F2NJ I 0aSy (S &staentyiBeNidgDhaKazdnde Rfldéverd. KeR fackos include
the relative attractiveness @LDas a place for both holidays and investment, and the potential to rent
dwellings on a shotterm basis(to visitors) or longerm basis(to residents). Demanid also influenced by
population growthand economic conditions 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 gain in the property maiketvell 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 grofaster than the national average rate.
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Strong economic times encourage investment in discretionary items like holiday homes, while posrer time
encourage divestment. Relative property priaesalso important QLD property values have increased
rapidly in the past few yeargefer 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 otheatmns 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 praperty in

past decade, especiaftpm outflows of investment funds from Asian economié®re are ufortunately

no statistics oroverseas investment in residential properiynie QLD address data indicates that 7.3% of
dwellings are overseas owned. More broathg circumstance where evenmaodestshare of the 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 segmentsilaleeto compete very effectivefgr residential
propertywith all marketsegments othe smaller economywith abundant anecdotal evidence in parts of
9dzNRB LIS 2F adzadlydAiAlrt 208SNBSIFa Ay@dSaidyYSyid AYLI O
particularly in strong tourism lations. At the same time, overseas investment may flow 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 YSy (i Qa y S ginvedniedt D th&rdsidéngal £ A Y A
property sector are expected to influence this.

3.4.1 Demand for ShoiTerm Dwellinghccommodation

ANAYLER NI YyGd O2yaARSNIGA2Y A& GKFIG aK2f ARF&é RgSff
dwellings, supported byednand for longerm rental (3 months or greater, predominantly usually resident
population and seasonal workforce) aaddofor shortterm rentalfor both short stay workers arfwliday

makers.

We have examined the shadrm accommodatiorpotential (primarily as dwelling rentalpased on the
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, incrasing 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 averbgevagayn 4% and

6% of resident households have staying guests) then the balance of averagmdag dey 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. This d&s 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 shemn tenants on theverage day.

Thepeak day demand is considerably gread@er four times the average daweda with a substantially
higher share of visitors accommodatedNi® & A Ruists] @an@ considerably larger mean group isize
shortterm rentals veryfew of thenot usually occupied dwellings would\meeant in the peakdowever,

74 This excludes visitors utilising commercial visitor accommodation (such as hotels, motels, camp groundpackiebs)ck
75Based on the QLDC Recommended growth projegtiotal District.
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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 fortehortrentals 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 half of the
total estate of not usually occupied dwellings may be driven by demand fortshortvisitor
accommodation.

3.4.2 AibnbandOther HolidayRental

Thegrowth ofshortterm rentalaccommodation in residential and town centre zoisesell established
globally and iQLD. There are an estimaté@26 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 space withinot usually occupied aesk RSy (i & Q (3R & f1,850 5Ehds
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 apportiooliday rentakcapacity across the QLD dlivey

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 dwalicgg to 1,50F30%)
available rooms make up the total supflye 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 from within not usually occupied dwehimggh 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.

This would leave a balance of up to 1,250 dwellings to accommodate demand for single rooms or parts of
dwellings. The pdential islikely to beimited under the tenancy terms in rented dwellingisggestinghe

bulk of these would be in owneccupied dwellings The split is not knowmve have allowed for 1,150

(92%) to be in owner occupied dwellings, and 100 (8%) ied@htellings. These numbers 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 shegrm holiday market capacity.

A key matter for this assessment is whetliee Aitbnt/holiday rentalmarketper seis likely to generate
additional demand for dwellings, over and above that from household grqovattvned and rented
dwellingsg and demand from absentee owners for investment / holiday dwellings. There is noltaiubt t
holiday rentatoes provide opportunity to derivaibstantiaincome from private dwellingsvhich is likely
to affect demand for dwelling$lowever, this is likely to be limitedthe shortterm, for several reasons.

Airbnb itself attracted an estined 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 responses are to increase occupancy levels in ting eestor (the Airbnb
average is 36%, well below the 63% recorded by commercial accommodation), for owners of rental

76 Measuring the scale and scope of Airbnb in Queenstaes District, Infometrics. November 2017.
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accommodation to shift away frolongterm rental for resident households &hortterm holiday rental,
and for owneroccupier household® increase their role within the holiday rental sector.

The first two responses indicate potential for existing dwellings to cater for additional demand in the
shorterterm, although any conversion frolongterm rental to holiday rental would increageice 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 or dwelling nights in
longterm rental accommodatiofi, a split of 17%:839% his indicates that a shift away from the laagn

rental sector may mean little more thameo 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 thHatliday rentalwill deliver greater total demand foripate
dwellingsg mainly as a shift away from commersigitoraccommodatiorg it also makes ownership of a
holiday/investment dwelling more feasible for an absentee owner. Theréfaauld have some positive
effect on demand for holiday/investmedivellings However t is expected that the number of additional
dwellings that might be purchased solely on the basis fon\ieturns (as opposed to other motivations)

is anticipated to benarginal and arise as response to the underlying growth ifstaur

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 available fotdamg
(resident) rental as distinct from shddrm stayers. Countervailing this ithe portion of the available
housing stoclkconverting fromlongterm rental to shortterm letting which depending on its rate of
growth, will reduce opportunities fdongterm rentalletting in QLD

However, there is limited inforation on the extent to which there is potential for morebAlrcapacity to
establishq is the Aibnb market already adequately served, especially because of the large number of
dwellings which are not usually occupied? Also unknown is the extent to ividctizy” Prapbs@d
regulations relating to visitor accommodatias part ofstage 2 of the PDPpay act to dampen the extent

of shortterm dwelling rentdpf.

For these reasons, we would expect the Airbnb sector and similar $&tdrave some positiveffect on
demand for private housing and absentee owner housirsgme parts of thdistrict. WhileQLD already

has a welbdeveloped tourism sector, and the available statistics indicate a substantial share of usually
unoccupied dwellings are used for ght@rm rental in any casehe main unknowns are the potential for
further capture of market share from the commercial accommodation s@stoch will be influenced by
changes in supply of commercial accommodatianyl any offsetting effects because iafited 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 {tamg rental sector. At issue then is the

775,720 rented dwellings, assuming 87.5% average occupancy is 1,830,000 nights annually.

8The impact of these proposed provisions is outside the scope 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 Has.co.nz and Book'a Bach.
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extent to which additional sply for that market can be feasibly supplied, and the extent to which such
demand may be met through such initiatives as KiwiBTii. expectation is taken into account in the
demand estimates.

3.5 TotalHousingbemand

Total dwelling demand is estimatedrin theresidenthousehold projection&iscussed earlier above)nd

allowance for growth in each aspect of absentee owner demand, recognising also the overlaps among these
aspects.Under Policy C1 of the NR®C, councils must provide for - R R A lakgih \6f féasibhe
RS@OSt2LIYSyd OF LI OAG e 2 O 8iR0% iyt shod eh@ntedikdgs 2856 R RS
in the longterm. This means that the projected increases in demand need to be factored up by 20% and
15% respectivel), to identify poteial total future demangét. These projections fan the basis of

assessing housirggfficiencylater in section 6.

3.5.1 Scenario Approach

Because of this wide range of influences, forecasting demand growth is complex, especially given the
fundamental changekgly to impact on purchasing by overseas entities. Rather than attem piamigite
forecasting, we have adopted a scenario approach for assessinmdoiumand high growth ranges for

both New Zealand based demand, and overseas based demand. Thesk#grations are:

a. the established pattern is for absentee owners to their dwellings to QLD residenBased on
current numbers, this suggesthat QLD household growtfgrowth in the usually resident
population)can be expected to drivdiemand forabsg 1 SS 26y SNBQ Ay @SadYSyl

b. the balance of demand is currently the 4,000 dwellings which are not usually ocdwpied.
approximately half of those dwellings, shtatm holiday demand is a key component of their
value as investmentsThedemand growh for these holiday dwelling&urrently 1,650 New
Zealand owned and 350 overseas ownisdxpected to follow the trend forourism (visitor)
growth, at a lower annual rate

c. for the other dwellingsgrowth in demand is expected to reflect more the popata and
economic drivers in the rest of New Zealand, and overseaésothler New Zealandlemand
growthis expected to be slower than growth in QLD itself, because population grisetthere
is on average considerably less than in QLD, while the retatrease in QLD property values will
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.

80For this first HDCA, QLDC have adopted the margins recommended in4iB@B@8idance and applied 15% to the total growth
between 2016 and 2046 (as opposed to the growth from 2026 to 2046). This will be reviewed in fldies.up

81 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 rates would be far in excess of the SNZ growth rates. Foriex@hiple,

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-femg, the SNZ medium projection is for 42% growth,
factoring up the 2046 total would imply 57% growth.
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d. demandgrowth from overseas absentee owners ipested to be substantially slower than the
recent past, because of the restrictions on foreign ownership of hoUdirgyis expected to result
primarily in some transfer effect between overseas and New Zealand based absentee owners.

3.5.2 QLD TotabistrictHausingDemandProjections

Based on these scenaridstal districtprojections have been prepared for low, medium and high futures
as well aghe QLD@®Recommendetiousehold growth projectia(refer section 1.5.23.

Table3.9 - QLDTotal DistricProjected Housing Demand 202646

Change Change Rationale Change Change

Change Change Medium Change Change

Housing Demand 2016 Low 2046 High 2046

2016-46 % 2046 2016-46 ) 2016-46 ) 2046 2016-46*
Long-term Rental 7,920 12,160 4,240 5494 14,000 6,080 779 16,130 8,210 1049 15,140 7,220 9194
QLD Resident Population 5,680 8,670 2,990 53%] 9,970 4,290 7694 11,500 5,820 1029 10,880 5,200 9294
Investmen 2,320 3,660 1,340 58% 4,210 1,890 81% 4,860 2,540 109% 4,550 2,230 96%
Holiday| 2,770 4,370 1,600 58% 5,030 2,260 82% 5,810 3,040 110% 5,440 2,670 96%
Total 590 640 50 8% 730 140 24%) 830 240 41% 790 200 34%)
Other NZ-Investment 1,650 2,090 440 279 2,480 830 5094 3,090 1,440 879 2,250 400 229
Other NZ-Holiday 1,650 1,760 110 79 2,020 370 2294 2,400 750 45% 1,890 40 2%
Other NZ-Total 3,300 3,850 550 17% 4,500 1,200 3694 5,490 2,190 66% 4,140 440 129%
International-Investment 350 370 20 6% 390 40 11% 430 80 23% 390 20 5%
International-Holiday 350 360 10 3% 370 20 699 390 40 11% 370 - 0%
International-Total 700 730 30 49 760 60 999 820 120 17% 760 20 3%

17,600 25,400 29,200 66% 33,900 93%. 30,900

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

These would see an increase in demand for dwellings over the 2016 to 2046 period of between 7,800
dwellings (44%, Low) and 16,300 dwellings (93%, High). The Medium projectioseaecaldadditional

11,600 dwellings (+66%), while the QLDC projection implies an additional 13,300 dwellings (+76%). These
projections are summarised in Table 3.9 showing the projected changes over the 2016 to 2046 period. The
more detailed projections arget out in Table 3.10, for the short, medium and t@rgn futures, and for

the QLDC projections.

Key features are as follows:
Low Growth

a. The Low growth projection would see a total demand increase of 3,100 dwellings by 2026 (+18%),
and 7,800 dwellings b2046 (+44%), driven primarily by growth in the number of resident
households (2,900 to 2026 (+21%) and 7,230 to 2046 (+53%);

b. The largest single component of demand growth is for ovwneupied dwellings at 1,690 by 2026
(+21%) and 4,240 dwellings by 2@463%). In addition, there would be demand for an additional
1,210 dwellings for lonterm rental by 2026 (+21%), and nearly 3,000 dwellings (+53%) by 2046.
Of those, an estimated 1,650 would be owned by absentee owners (primarily from elsewhere in
New Zekand);

82\Where equivalent detail is not provided in @eD@rojections, M.E has apptieghe same structure/approach as for the other
SNZ projections.
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C.

Additional demand for investment dwellings (440 dwellings by 2046) and holiday dwellings not
used for rental (110 dwellings) is also expected to arise primarily from demand from elsewhere in
New Zealand.

Allowing for a 15% margin on top of projetiengterm 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

a.

C.

The Medium grath projection would see 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 (+76%);

The projeted growth includes demand for an additionals®,4lwellings by 2026 from owner
occupier households and &8® dwellings (+7%0) by 2046. There would also be demand fasQ.,7
dwellings for longerm rental by 2026 (+31%), an®40) dwellings by 2046+76%)of which an
estimated 2,80 would be owned by absentee owners (primarily from elsewhere in New Zealand);

Additional demand for investment dwellingg@ay 2026, and3 dwellings by 2046) and holiday
dwellings not used for rental§@ by 2026 and A dwdlings by 2046) is expected to arise primarily
from demand from elsewhere in New Zealand.

Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would be 13,300 dwellings, compared with 11,600 ineditetium future.
This would take total dwellings to 30,900 by 2046, rather than 29,200, an additional 1,700.

HighGrowth

a.

The High growth projection would see a total demand increase of 6,000 dwellings by 2026 (+34%),
and an additional 16,300 dwellingg 2046 (+93%).

The growth is driven primarily by demand from resident households with an additional 5,200 by
2026 (+38%), and 14,030 by 2046 (+103%);

The major share of loAgrm demand growth would be from an additional 8,210 dwellings for
owner-occupier households (+104%), and 5,820 dwellings for-teng rental, of which an
estimated 3,280 would be owned by absentee owners (primarily from elsewhere in New Zealand).
This scenario allows for a net gain in dwelling ownership rates, consistent with trgrdvigh
overall;

Additional demand for investment dwellings (430 by 2026, and 1,440 dwellings by 2046) and
holiday dwellings not used for rental (290 by 2026 and 750 dwellings by 2046) is expected to arise
primarily from demand from elsewhere in New Zedlan

Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would be 18,700 dwellings, compared with 16,300 under the High future. This
would take total dwellings to 36,300 by 2046, rather than 33 &@&dditional 2,400.
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Table3.10- QLDTotal DistricProjected Housing Demaig Future20162046

Housing Demand

High Projection

2016

2019

2026

2046

2016-19 2016-19 %

2016-26

2016-26
%

2016-46

2016-46
%

Medium Projection

17,600

19,700

23,600

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 Ownels 2,770 3,170 3,870 5,810 400 14%) 1,100 40% 3,040 110%|
International Ownersg 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 11%
International-Total 700 720 740 820 20 3% 40 6% 120 17%

17,600

19,100

29,200

1,500

Owner-occupied 7,920 8,730 10,370 14,000 810 10% 2,450 31% 6,080 T7T%
Long-term Rental 5,680 6,270 7,430 9,970 590 10% 1,750 319% 4,290 76%
QLD ownerg 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% 430 139 1,200 36%
International-Investment 350 350 360 390 - 0% 10 3% 40 11%
International-Holiday 350 350 360 370 - 0% 10 3% 20 6%
International-Total 700 700 720 760 - 0% 20 3% 60 9%

Low Projection

17,600

18,500

20,700

Owner-occupied 7,920 8,380 9,610 12,160 460 6% 1,690 219% 4,240 54%
Long-term Rental 5,680 6,020 6,890 8,670 340 6% 1,210 219%] 2,990 53%]
QLD ownerg 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%

18,040

20,200

23,900

30,900

2,200

Owner-occupied 7,920 9,020 10,920 15,140 1,100 17% 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 Ownersg 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 12%
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%

12,900

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

a. TheQLD@ecommendegrojection, between the SNZ Medium and High projectiwns]d see a
total demand increase 0f2]900 dwellings (¥2%), again driven by growth in the number of
resident households (1420 or +91%);

b. This includes demand for an addition220 dwellings for ownepccupier households $1%), and
5,200dwellings fo longterm rental.

c. The QLDCRecommendedrojection assumes a total of 4,88acantor not usually occupied
dwellings as at 204@ip from their estimated 420 interpolated for 2016)more than the Low
projection (4,580) bubelowthe Medium(5,800 and he Hgh projection 6,840).

d. However, because theLD@Recommendegrojection starts from a higher base for 2016, the net
increasdan not usually occupied dwellingssubstantially lower, @60 dwellings or +0% over the
longterm. The number of dwellirsgfor absentee owneris 2046wouldrepresent a substantially
smaller share of the total estate (16% compared with the current 23%). Siec@LDC
Recommendedprojection is from a different methodology, trdivision applied here is for
illustrative purposs only.

e. Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would b&,800dwellings, compared with21900under the QLDuture.
This would take total dwellings t@ 800by 2046, rather than@®90Q an additional,90Q

Comparisomf M.Ewith QLD@®RecommendeBrojection

The projections developed here agenerallyconsistent with theQLDCRecommendedgrojection for
resident household growth (occupied dwellings)th the QLDCRecommendedrojection sitting just
above the migpoint between thevM.EMedium and High projections

However, theQLDC Recommenddiguresare lower than the M.E estimates fodwellings not usually
occupied for the medium and high projections

The QLDCRecommendedrojedions have substantially lower growth over the 28®46 period for
unoccupied dwellings @%pa) than for occupied dwellingsX®pa). Th@ LD@®Recommendedase figure
for 2016 is 4,22 unoccupied dwellings, some 119224iwellings) higher thaa ® 9e§lidates.

TheQLDGrojected growth rate also show a shift toward Wakatipu Ward, with growth there of +1.1%pa
(net gain of 820 unoccupied dwellings) compared with a decrease in WanakaO/840p@, net reduction

of 375 dwellings unoccupied). This impliegetransfer of some 16% of currently unoccupied dwellings to
occupancy by resident households.

This indicates a shift in the structure of the dwelling estate, from the current 76%:240bcspigied to
unoccupied) toa future split of 84%:16% with an &sociateddecline in the relative importance of
investment /holiday dwellingsThis would reflect a gradual takeover of the investment/holiday ebtate

the resident population, and/or a decline in the relative popularity of QLD for holiday and inwestmen
dwellings.
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3.5.3 QLD Urbainvironmen#Housing Demand Projections

Much of the demand growth would ariseurbanQLD. Therban environmenbutlook is summarised in
Table3.11 and shown for each time peri@hd growth futurein Table 312. The urban projectios allow

for a progressively higher share of growth to accrue to urban QLD, including because of the substantial
additional capacity within the urban boundary. Currently, the dwelling estimates show 76.1% are within
urban QLD, the high projection indica8d$o 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 1645 o 2046 201646 % 19N 20% onigas % 2046 2016-46* %
Owner-occupied 6,540 10,220 3,680 5699 11,750 5,210 80% 13,570 7,030 10794 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 ownerg 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 2294 1,390 430 45% 1,280 320 33%
Other NZ-Total 1,920 2,230 310 169 2,610 690 36% 3,190 1,270 669 2,900 980 51%
International-Investment 200 210 10 5% 230 30 159 240 40 20% 240 40 20%
International-Holiday 200 200 - 0% 210 10 5% 220 20 10% 220 20 10%
International-Total 400 410 10 29 440 40 1094 460 60 15% 460 60 15%

13,400 20,000 23,000 . 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 projecth 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 2226) (and
6,230 to 2046 (+56%);

b. The main component of demand growth is for owaecupied dwellings at 118 by 2026 (+22%),
and 3680 dwellings by 2046 (+56%).

c. As well, there would be demand for anoth®wellings fotongterm rental dwellings by 2026
(+22%), and B850 (+56%) by 2046. Of those, an estimatetPd would be owned by absentee
owners, in most instances from elsewhere in New Zealand;

d. Additional demand for investment dwellings in urban QLD is estimatds) atiwallings, and 60
70 holiday dwkings not used for rental, again primarily through 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 Be500dwellings, compared with,600under theLowfuture. This
would take totalrbandwellings ta20,900by 2046, rather tha20,00Q an additiona®00.
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Table3.12- QLD Urban Projected Housing Dembapé&uture 20162046

Housing Demand 2016 2019 2026 2046 2016-19 2010/60' Y 201626 20102'26 2016-46 20102'46
High Projection
Owner-occupied 6,540 7,500 9,120 13,570 960 15% 2,580 39% 7,030 107%
Long-term Rental 4,550 5,230 6,350 9,430 680 159% 1,800 40% 4,880 107%
QLD owners 1,860 2,140 2,620 3,990 280 15% 760 41% 2,130 115%
Other NZ Owners 2,220 2,560 3,130 4,760 340 15%) 910 41%) 2,540 114%,
International Owner: 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% 420 229 1,270 66%
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 15%

Total 13,400 15,200 18,200 26,700 1,800 13% 36%

Medium Projection

Owner-occupied 6,540 7,250 8,580 11,750 710 119 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 Owners$ 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 10%

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 owners 1,860 1,980 2,290 3,000 120 6%) 430 23%) 1,140 61%)
Other NZ Owners 2,220 2,370 2,730 3,580 150 %) 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 2% 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 16400 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 Owners 2,220 2,520 3,050 4,440 300 14% 830 37%) 2,220 100%
International Owner$ 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 15%

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.

Page |110



MediumGrowth

a. The Medium gwth 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 of 3,470 by 2026 (+31%) and 8,830 by 2046 (+80%);

b. The pojected growth includes demand for an additional 2,040 dwellings by 2026 from-owner
occupier households and 5,210 dwellings (+80%) by 2046, with rented dwellings assumed to
increase at the same rate. There would also be demand for 1,430 dwellinggf@rionental
by 2026 (+31%), and 3,620 dwellings by 2046, of which an estimated 2,030 would be owned by
absentee owners;

c. Additional demand for investment dwellings (170 by 2026, and 510 dwellings by 2046) and holiday
dwellings not used for rental (90 b92Z6 and 220 dwellings by 2046) is expected to arise mainly
from absentee owners in other parts of New Zealand.

d. Allowing for a 15% margin on top of projectedgterm demand growth, the total projected
increase in demand would d4,000dwellings, compaiek with 9,600under theMediumfuture.
This would take totalrbandwellings ta24,400by 2046, rather tha23,00Q an additional,40Q

HighGrowth

a. The High growth projection would see total growth in urban QLD of 4,800 dwellings by 2026 (+36%)
and 13,20 by 2046 (+98%).

b. The growth is driven mainly by demand from resident households, with an estimated 4,380 by 2026
(+40%), and 11,910 by 2046 (+107%);

c. The major share of demand growth would be from an additional 7,030 dwellings for-owner
occupier householdé+107%), and 4,880 dwellings for lergm rental, of which an estimated
2,750 would be owned by absentee owners;

d. Additional demand for investment dwellings is estimated at 880 by 2046, and 450 holiday dwellings
not used for rental.

e. Allowing for a 15% nngin on top of projectedongterm demand growth, the total projected
increase in demand would i®&,200dwellings, compared with3,200under theHighfuture. This
would take totalrbandwellings ta28,600by 2046, rather tha26,70Q an additionall,900.

QLD®Recommende@rowth

a. TheQLDQgrowth projection would see total growth in urban QLD &00dwellings by 2026
(+32%) and 11400 by 2046 (+85%).

b. The growth is driven mainly by demand from resident households, with an estBr@iédy 2026
(+36%),and 10,370by 2046 (94%);

c. The major share of demand growth would be from an additiori#gl06gdwellings for owner
occupier households (4%), andt,250dwellings for londerm rental, of which an estimated380
would be owned by absentee owners;
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d. Additiond demand for investment dwellings is estimated@ by 2046, and49 holiday dwellings
not used for rental.

e. Allowing for a 15% margin on top of projecledgterm demand growth, the total projected
increase in demand would He,100dwellings, comparesvith 11,400under the QLD uture.
This would take totalrbandwellings ta26,500by 2046, rather tha@4,80Q an additional,70Q

3.6 DetailedResident Householdousing DemandApproach

The NPSUDC requires that there is sufficient capacity for totalding demand. In the case of QLD,
demand for investment/holiday dwellings from those residing outside the district is a substantial
componentc 22.7% currently and expected to be in excess of 18% into the longer term.

This is a substantially higher shaféhe total estate than all other urban economies in New Zealand with

a population of greater than 30,000 persons (the SNZ 2016 estimate is 34,700). It is important to recognise
this in relation to a number of the key NBBC requirements, particularly nelation to housing
affordability the efficient operation of the housing markednd the provision for feasible housing
development

The requirements for affordability apply predominantly to the @didentpopulation. As a matter of
logic, for purchags of investment/holiday dwellings in QLD, affordability is not a matter for concern
because those households/entities are purchasing a second dwelling, and such punztyalse seen as
discretionary rather than essential. In effect, the purchasers éleewhere in New Zealand or overseas
are in the higher income and resource echela@mal are generally better able to afford second dwellings
for holiday / investment purpose$his 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 the reach of middle income resident households, but within reach of investors.
This means fewer demand constraints on residentialldpugents in the higher value bandespecially

for overseas absentee owners, whose dwellalgesare on average some 226% above those owned by
QLD entities.

A priorj we may expect that the distribution of dwelling values for additional absentee ®vinoen
elsewhere in New Zealand, or overseas, would be close to the current patternis, in dwelling value
terms, we may broadly expecpeo rataincrease in absenteewned dwellingén each value band.

There is some indication that housing sugphQLDhas lagged behind demand, especially in terms of
affordable dwellings for lower and middieeome households. However, there is no indication of a net
housing shortfall oéquivalent scale arature tothat of Auckland for examplé&n important reaso 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 owner&or his reason, this HDCA does not consider latent demand in the
dwelling projections.

In the remaining parts aection3, the focus is on the fututeousingdemand of QLBesident households
taking into account the current patterns of dwelling ownership@alipancy of dwellings by households
of each type, and in each income baltadloes not include demand from absentee owners of investment
and holiday dwellings other than those rented by resident QLD houselbldsassessment is based on
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the QueenstowrLakes District Housing Mod#17, developed by M.E to provide key information and
analysis to meet NRIDC requirementfRReferto Appendixs for a full description of the Model and the
way in which it has been applied for this HDCA.

3.7 QLDHousing Demand 261

This section details the estimated housing demand and supply side situation as at JunebéEe2i0d6
the approach outlined above and Appendix 5. This for the estimated 13,600 resident households
estimated fottotal QLD, from the resident popuiah of 34,708 Initially it provides some key information
from the 2013 Census for the district population as a wittoda it focuses on the 2016 estimated situation
for population and householdshe base assessment covertsl QLD andncludesthe QLD urbanarea It
does not examine urban QLD by itself, most notably because urbaac@uts for a major share (82%)
of total QLD resident households, and there are quite limited demographic differences between urban QLD
and total QLD. There are clearlgse links between urban and rural areas. Fig@rsthws the similarities
between QLD total and urban QLD, in terms of types of resident houseBadsequentlythe patterns
examined in the following sections for QLD total are also closely repatgemf the pattern fothe urban
environment inQLD.

Figure3.5 - QLD Total and Urban QLD Household Types 2016
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3.7.1 Household Type and Dwelling T#84.3

The firstkey indicatoiis the pattern of housing demdrin terms of dwellings occupied by each household

type, as at Census 2013. TablE3and Figure & show the overall pattern fapLDat that time, for urban
and rural households. This is not differentiated by dwelling value.

The 2013 Census data providiesail for9,720household®ut of 11,700 identifiedon Census night i@LD
The analysis achievesasonablygood coverage of households as at Census r8ght)( andB3% of the
estimatedl1,700resident private households as at June 2013. The@esss enumeration process does
not estimate the dwellings which 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 fQtD and is the most comprehensive available.

Table3.13- QLDDwelling Occupancy by Household T{jpsal District013

One Multi- .
. Couple 2 Parents 2 Parents 1 Parent . Non-Family Hhid Type
T 1572 Pﬁflg” Hhid  1-2chn  3+chn  Family Tj‘hrgg Hhids NEN Rt
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) #ine dominant dwelling type (6,910 dwellings or 71.1%);

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 arthesut were not

further defined as being detached or attached. This means that the share of dwellings which are
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attached share may be as highas 28.5% (fa a Yy TR RgSttAy3Ia 6SNB | G
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) arengie level, typically town
house and home unit typology;

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 not defined.

Figure3.6 - QLDDwelling Occupancy by Household Type 2013
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There are some differences among household types in the dwellings occupied as at 20d pe&on
households show a higher propensity than 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 haif attached dwellings. However, among other household types, the
pattern is similar, with detached dwellings predominant. This is not unexpected for an economy the size of
v[5Qar FfUK2dzZa3K GKS NBOSYyid adNRy3a 3JINRB dnesnh thid (G Sa.
proportion of attached dwellings is somewhat above the national average.

3.7.2 Dwelling Type and Household Inco20d.3

Broad patterns are also evident in dwelling occupancy among household income groups. These are shown
in Table 34. The key feares are:
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a. Lower income households show general greater 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 reflecethousehold types, especially with older single and couple
households on low to lovmedium incomes showing some preference for attached dwellings. This

GLINBFSNBYy OS¢ YlI@& oS
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not asmarked as in larger urban economies such as Auckland, where there is greater differentiation

by income, and the range of dwelling types is more comprehensive.

M.Enotesthat for consistencwith the Census data, the household income bands used in 2068 aireed
in the table. The Census income bands broadly indicate five dwelling quintiles.

Table3.14 - QLDDwelling Occupancy by Household Income 2013

Household Income ($000)

Income <
$30K

Income
$30-50K $50-70K

Income

Income
$70-100K

Income
$100K + Not Stated

Income

Total

Dwelling Type

Total private dwellings
Structure by Income Band

Separate house 730 910 1,060 1,330 2,130 760 6,920
2+ dwellings in 1-storey 130 140 130 140 90 80 710
2+ dwellings in 2- to 3-store} 160 200 190 280 330 220 1,380
2+ dwellings in 4+ storey - - - - - - =

2+ dwellings nfd - - - - - - -

Other private dwellings 10 - 10 - - - 20
Private dwelling nfd 70 60 70 60 50 420 730

Total private dwellings
Overall Demand Structure

Separate house 66.4% 69.5% 72.6% 73.5% 81.9% 51.49 70.99
2+ dwellings in 1-storey 11.8% 10.7% 8.9% 7.7% 3.5% 5.49 7.39
2+ dwellings in 2- to 3-storey 14.5% 15.3% 13.0% 15.5% 12.7% 14.99 14.19
2+ dwellings in 4+ storey 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% 0.09 0.09
Other private dwellings 0.9% 0.0% 0.7% 0.0% 0.0% 0.09 0.29
Private dwelling nfd 6.4% 4.6% 4.8% 3.3% 1.9% 28.49 7.59

Total private dwellings

11.3%

18.5%

26.6%

Separate house 7.5% 9.3% 10.9% 13.6% 21.8% 7.89 70.99
2+ dwellings in 1-storey 1.3% 1.4% 1.3% 1.4% 0.9% 0.89 7.39
2+ dwellings in 2- to 3-storey 1.6% 2.0% 1.9% 2.9% 3.4% 2.39 14.19
2+ dwellings in 4+ storey 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% 0.09 0.09
Other private dwellings 0.1% 0.0% 0.1% 0.0% 0.0% 0.09 0.29
Private dwelling nfd 0.7% 0.6% 0.7% 0.6% 0.5% 4.39 7.59

15.2%

Source: Census 2013

The above results are unsurprisiogt areneverthelessmportant 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 influencetkarly by household type and ageaffecting

household size and orgaation, stage in the life cycle and also indicating stage in dwelling ownership
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sequence; as well as by incomgaffecting ability to pay. These drivers of demand influence dwellieg typ
needed, and able to be afforded, and dwelling tenure.

If clear demand patterns may be demonstrated for 2013, then these same drivers may be used to assess
likely future demandQLD is expected to haaeconsiderably larger community in the future. Thanges

in the structure of that demand household type and age, and incom&vill underpin the demand for
housing. In parallel, there will also be changes in dwelling tenncéuding possible increase in ownership

rates among existing householdsand n the demand for different types of dwellingacluding an
expected longerm increase irattached dwellings including apartments.

3.8 CurrentQLDDemand AssessmeP016

The following sections set out the estimated demand pattern for 2016, taking into atkeupdtterns
observed in 2013, and with allowance 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 indicatortbe dwelling and ownership arrangements which households 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 opawocy which reflect the
preferences and abilities 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 faggrowing economy, and much of the dwelling estate has 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 isswexl the hcreased residential densities being promoted in the
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 baffd An important feature ithe higher incidence of dwelling ownership for
households in the higher income bands. This is evident for all household types.

Overall, the estimates shos6% of households live in owned dwellings, with the otl#86 4n rented or
other dwellings not ownetdy them. However, the ownership rate is substantially higher 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 typesparemt families with 4

2 children §7%) and couple household26) 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 households9fs).

84 Income bands approximate household income quintiles, and have been updated to $2016 terms
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The table also shows the higher incidence of detached dweliegsn of eightcompared with attached
for households owning their dwellinghehighfocus on detached dwellings is also evident for-pacent
families with children, and mulamily households, though with lower incidence for sipgleson
householdsfbur in every fivi

Table3.15 - QLDHousehold Tenure by Type and Income 2016

Owned Dwellings [ Not-Owned Dwellings Owned Dwellings Not-Owned Dwellings
Household Type |Income Detached| Attached | Detached | Attached | Total [Detached |Attached |Detached |Attached Total
One Person Hhid [Up to $36,000 400 90 260 290 1,040 38% 9% 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% 20% 100%
$94 - $137,000 110 30 40 40 220 50% 14% 18% 18% 100%
$137,000 + 110 20 20 10 160 69% 13% 13% 6% 100%
Total 1,060 260 610 650 2,580 41% 10% 24% 25% 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% 22% 100%
$94 - $137,000 690 110 320 330 1,450 48% 8% 22% 23% 100%
$137,000 + 1,180 180 340 260 1,960 60% 9% 17% 13% 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% 20% 100%
$36 - $62,000 100 20 100 70 290 34% % 34% 24% 100%
$62- $94,000 330 60 160 100 650 51% 9% 25% 15% 100%
$94 - $137,000 520 60 200 90 870 60% % 23% 10% 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% 10% 100%
2 Parents 3+chn  [Up to $36,000 10 - - - 10 100% 0% 0% 0% 100%
$36 - $62,000 20 - 30 10 60 33% 0% 50% 17% 100%
$62- $94,000 40 - 40 10 90 44% 0% 44% 119% 100%
$94 - $137,000 80 10 60 10 160 50% 6% 38% 6% 100%
$137,000 + 240 10 70 10 330 73% 3% 21% 3% 100%
Total 390 20 200 40 650 60% 3% 31% 6% 100%
1 Parent Family  |Up to $36,000 80 10 110 60 260 31% 4% 42% 23% 100%
$36 - $62,000 80 - 120 30 230 35% 0% 52% 13% 100%
$62- $94,000 30 10 60 20 120 25% 8% 50% 17% 100%
$94 - $137,000 40 10 40 10 100 40% 10% 40% 10% 100%
$137,000 + 70 10 20 10 110 64% 9% 18% 9% 100%
Total 300 40 350 130 820 37% 5% 43% 1694 100%
Multi-Family Hhlds|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% 25% 100%
Total 40 - 60 30 130 31% 0% 46% 23% 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% 50% 100%
$62- $94,000 - - 60 60 120 0% 0% 50% 50% 1009
$94 - $137,000 10 - 100 100 210 5% 0% 48% 48% 100%
$137,000 + 30 20 110 100 260 12% 8% 42% 38% 100%
Total 40 20 340 350 750 5% 3% 45% A7% 100%
Total Households |Up to $36,000 730 150 480 460 1,820 40% 8% 26% 25% 100%
$36 - $62,000 880 140 610 500 2,130 41% % 29% 23% 100%
$62- $94,000 1,120 160 650 500 2,430 46% 7% 27% 21% 100%
$94 - $137,000 1,440 210 760 590 3,000 48% % 25% 20% 100%
$137,000 + 2,600 310 850 470 4,230 61% 7% 20% 119% 100%
Total 6,770 970 3,350 2,520 13,610 50% 7% 25% 19% 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
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households in the over 40s age bartan in the underdOs bands, but neverthelesswer rates of
ownership in the older age bands (75+ years).

Table3.16-QLDI 2 dza SK2f R&a Q

¢ SydzNB o8

¢ e LIS

YR

Owned Dwellings

Not-Owned Dwelling

Owned Dwellings

Not-Owned Dwellingd

Household Type |Age DetachedAttached Detached| Attached| Total Detached| Attached Detached| Attached | Total
One Person Hhld|15-29 20 - 80 160 270 7% 0% 30% 599 1009
30-39 50 20 120 170 360 14% 6% 33% 47% 1009
40-49 140 40 150 110 440 32% 9% 34% 25% 1009
50-64 380 100 140 130 750 51% 139 19% 179 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% 259 1009
Couple Hhid 15-29 60 20 290 440 810 7% 2% 36% 54% 1009
30-39 260 110 240 340 940 28% 129 26% 36% 1009
40-49 300 70 120 90 580 52% 129 21% 169 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% 4% 1009
75+ 280 20 40 10 350 80% 6% 11% 3% 1009
Total 3,030 430 1,080 980 5,490 55% 8% 20% 18% 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% 159 1009
40-49 850 60 240 90 1,240 69% 5% 19% 79 1009
50-64 440 40 110 20 600 73% 7% 18% 3% 1009
65-74 50 - 20 10 70 71% 0% 29% 149 1009
75+ 10 - - - 10 100% 0% 0% 0% 1009
Total 1,930 220 740 340 3,200 60% 7% 23% 11% 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% 28% 1009
40-49 140 10 150 60 370 38% 3% 41% 169 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% 159 1009
Multi-Family Hhld$15-29 - - 20 20 40 0% 0% 50% 50% 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% 20% 1009
Non-Family Hhlds|15-29 20 10 140 180 350 6% 3% 40% 51% 1009
30-39 20 10 100 110 240 8% 4% 42% 469 1009
40-49 10 - 50 30 90 11% 0% 56% 33% 1009
50-64 - - 30 20 50 0% 0% 60% 40% 1009
65-74 - - 10 10 20 0% 0% 50% 509 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% 519 1009
30-39 990 260 970 860 3,080 32% 8% 31% 28% 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% 794 1009
65-74 1,140 100 210 80 1,530 75% 7% 14% 5% 1009
75+ 540 70 130 80 810 67% 9% 16% 10% 1009
TOTAL 6,780 960 3,360 2,520 13,620 50% 7% 25% 19% 1009

Source: ME Queenstown Housing Model 2017
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This to aconsiderable degree reflects the common move 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 througheatiee life stages.

3.8.2 OwnerOccupier Market Structure

Table 317 sets out the structure of th&@LDmarket for dwelling ownership, estimated for 2016, by
household income group.

Table3.17 - QLDOwnerOccupier Hoseholds 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 Hhld |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 55%
$62- $94,000 180 40 220 2.3% 0.5% 2.8% 44% 10% 549% 4694
$94 - $137,000 110 30 140 1.4% 0.4% 1.8% 50% 14% 64% 36%
$137,000 + 110 20 130 1.4% 0.3% 1.7% 69% 13% 819 19%
Total 1,060 260 1,320 13.7% 3.4% 17.19 41% 10% 51% 49%
Couple Hhld 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% 35%
$62- $94,000 550 50 600 7.1% 0.6% 7.8% 53% 5% 58% 42%
$94 - $137,000 690 110 800 8.9% 1.4% 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%4
$36 - $62,000 100 20 120 1.3% 0.3% 1.6% 34% 7% 419 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% 74 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% 27.89 60% 7% 67% 33%
2 Parents 3+chn |Up to $36,000 10 - 10 0.1% 0.09% 0.1% 100% 0% 1009 099
$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% 449 56%
$94 - $137,000 80 10 90 1.0% 0.19% 1.2% 50% 6% 5694 449
$137,000 + 240 10 250 3.1% 0.19% 3.2% 73% 3% 76% 24%
Total 390 20 410 5.0% 0.3% 5.3% 60% 3% 63% 37%
1 Parent Family |Up to $36,000 80 10 90 1.0% 0.19% 1.2% 31% 4% 35% 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% 509 50%
$137,000 + 70 10 80 0.9% 0.1% 1.0% 64% 9% 73% 27%
Total 300 40 340 3.9% 0.5% 4.4% 37% 5% 41% 59%
Multi-Family Hhld$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% 0.0% 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% 0.5% 31% 0% 319 69%
Non-Family Hhlds|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% 0.0% 0.0% 0% 0% 0% 1009
$94 - $137,000 10 - 10 0.1% 0.09% 0.1% 5% 0% 5% 959%
$137,000 + 30 20 50 0.4% 0.3% 0.6% 12% 8% 19% 81%
Total 40 20 60 0.5% 0.3% 0.8% 5% 3% 8% 929
Total Households|Up to $36,000 730 150 880 9.4% 1.9% 11.49 40% 8% 489% 529
$36 - $62,000 880 140 1,020 11.4% 1.8% 13.29 41% 7% 48% 529
$62- $94,000 1,120 160 1,280 14.5% 2.1% 16.5% 46% 7% 53% 479
$94 - $137,000 1,440 210 1,650 18.6% 2.79% 21.39 48% 74 55% 459
$137,000 + 2,600 310 2,910 33.6% 4.0% 37.69 61% 7% 69% 31%
Total 6,770 970 7,740 87.5% 12.5% 100.09 50% 7% 57% 43%

Source: ME Queenstown Housing Model 2017
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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;

b. The low preferences for ownerphdf attached dwellings by all family household types across all
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
significanty as income increases. This suggests that for family housétmiaith 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 spacéreetents for family households
and the limited 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 andattached dwellings fairly consistent across all income bands. -Bergten
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 hoseholds (17%) and couple househo#ts4) account fowell 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% of all households. In contrast, low amdeftium
income households account flmst under 25%f all dwelling ownership, while representirgf/a
of all households.

These patterns are consistent with those evident inlef84.8, which shows the structure of dwelling
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 praiperwith 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 owneroccupier market does not show significant variafrem the national pattern, nor from 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 quartd the total 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 housholds which are renting, attached dwellings account for less than one third of their
77total accommodation, compared with around aeath of dwellings for owner occupiers;

d. For nonfamily renting households, attached dwellings account for half of theirl tota
accommodation.

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 lésgshe older 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 3Gage band, to 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 automaticalthieve 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 those in the &® age bands which are substantially lower than was the case for earlie
generations.

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 isthelgé | 3S 6KSy (NI RAGAZ2YIff& K2dzaSK2f R
K2YS 0dz2 SNEE¢ ®

Page |124



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 majdocus 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 20ddés$ the estimates of the
dwellings by value which are occupied by households of eaclAtypeugh 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 dwellings.
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Note that the tables in the section below are based on the $2014 dwelling %alwiich have been
broadly updated to 2016 values based on the -@ide average increase recorded between 2014 and
20165, The estimates are based on the 2013 dwelling occupancyrmaiteousehold 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 value ranges toO#5 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 Tymend 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

85The Corelogic valuation statistics indicate an average increase of 35.4% for @@nbalkgsioperties over the 2012016 period,
and an average increase of 61.3% over the 24 period.
86 Based 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 each main
household type as at June 2016. The diswide pattern shows that each household type occupies a
substantial number of dwellgs 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 household type ocauimirthe $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 $300,000

Figure3.7 ¢ 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.

87QN.co.nz 2018

Page |127



Figure3.8-QLDl 2 dzA SK2f RaAQ 5¢SftfAy3 hOOdzLd yOé oé i

I+

2,500 .
® Non-Family Hhlds
I .. _ )
Multi-Family Hhlds
2,000
1 Parent Family
)
B P 3+ Ch
S 1500 2 Parents 3+ Chn
V]
= 2 Parents 1-2 Chn
5]
T
1,000 m Couple
— B One Person
500 I e —
= = = = 2 E £ £ £ £ £ £ £ £ £ £ +
2 3 & £ § & 5 8§ § g 8.8 @§ 8§ 2 8 f
o v+ v u ur ] — ~ — i o o o o v 3] w
Fy X X o x X £ 9 2 2 o 9 9 @ @ t ¥ o
T a8 3§ ® @ B £ £ £ £ £ £ £ £ £
< ™ < ) ~ 0 o ~ — ) ) ) ) wn o ™
2 0 (= 5 m S S 2 m © i o
— — i i — o o o~

Dwelling Value ($000)

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 segments of the totakked 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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Figue 39 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 rented dwellings
are more evident in the middle value ranges. Dezd@md owned dwellings become increasingly dominant

for dwellings valued at $710,000 and over.

3.9.3 Owned Dwellings by Value B&1.6

Table 33 and Figure 310 show the structure of the dwelling owner market by value of dwelling. An
obvious feature is the geral similarity of the dwelling value distribution for all household types, with
limited variations in value between household types.

Table R4 and Figure 3.1 show the structure of the dwelling rental market, again by value of dwelling. As
is the casdor owned dwellings, the obvious feature is the similarity of the dwelling value distribution for
all household types. The table shows limited variations in value between household types.

To a degree, the similarity among household types may reflect tttothased to estimate the incidence
of households in each value band. Equally, however, there is a wide spread of households of each type
across QLD, such that the similarity in property values reflects the relatively even location patterns.

However, the dference in values between owned and rented dwellings becomes somewhat clearer when
Figure 310 and Figure 31 are compared. The value range for owned dwellingsalgenerally similar

shapeto that for rented dwellings, but the values for owned dwedliage generally higher than those for

rented dwellings. The peak in FigurgQ3s to the right (higher value range) than the peak for Figure 3.1
Having said that, the relatively high mean and median values in QLD will see tenancies across the value
range.
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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 Dwelling Value 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 Hhids 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% % 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%
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Figure3.10- QLDOwned Dwelling Value Distribution by Household Type 2016
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Figure3.11 ¢ QLD Rented Dwelling Value Distribution by Household Type 2016
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3.10 Dwelling Values and Household Incdz&6

Figures 33to 3.15 show the overall relationship between household inc8rand the value of dwellings
occupiedn QLDOnN 2016 The pattern is for lower income households to occupy thgsltoward the lower

end of the value range, and for medium and higher income households to occupy progressively higher
value dwellingsHowever, all income bands peak in the $380,000 value band, reflecting the relative
concentration of dwellings irhat band. Tis is evident for total households (Figuré3}, as well as
households owning their dwellings (Figur4Band renting or otherwise not owning (Figurés3.

Figure3.13 ¢ QLDDwellings Occupiealy 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 ®lues 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 higluesei
band (Figure 35).

88 2013 Census data shows that QLD has a relatively high medium incohimitevéower average income level compared to

many other districts in New Zealand. More specifically however, QLD has a relatively low medium income from wagesand salarie
(more attune to the average income and influenced by the large hospitality deater)elatively high medium income from all
sources¢ which includes wages, salaries, investment properties, dividends, profit takings etc). Housing affordability for those
whose income is limited to wages or salaries is a key issue for the district.

Page |134



Figure3.14 ¢ QLDOwned Dwellings Occupied by Value by Household Income 2016

26%
24%
22%
20%
18%
16%
14%
12%
10%
8%
6%
4%
2%
0%

——Up to $36,000

=s—536 - $62,000
—==—$62- 594,000
—+=594 - $137,000

==5137,000 +

Households (%)

S0-280
$280-420
$420-560
$560-710
$710-850
$850-990

$990-1130
$1130-1270
$1270-1410
$1410-1690
$1690-1980
$1980-2260
$2260-2540
$2540-2820
$2820-3180
$3180-3530
$3530+

Dwelling Value ($000, 2016)

Figure3.15 ¢ QLDRented/Not Owned Dwellings Occupigdalue by Household Income 2016
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The patterns are generally as expected, given the known influence of household income on ability to pay
and housing affordabilitiNevertheless, the capability to extend the understanding available from Census
data¢ which establishes the links between household income and tenure, and type of dwelling occupied

to now incorporate dwelling values is important for the NI requirements.

3.11 Summary

The analysis of the current 2016 housing demand situation siitaimain @tterns of housing demand.
The consistency of these patterns with 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 eas. The economy is fast growing, with population size more than
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
isowSR o0& |0aSyiSS 26ySNEX ¢6K2 KI @S LIzNOKIF &SR
reasons, and the relatively high property values. In addition, the tofmismssed economy and
the high shares of couple households within the population, both indietdatve volatility in
housing demand, especially from the medistay 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 outcomesetisescope for change, including
those driven by exogenous factors (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 incemental upward change (as distinct from fluctuation), which indicates that the housing
demand outlook is also for relatively stable, incremental change, driven by household growth
(primarily) and some demographic change (notably gradual ageing).

The discusion above covers total QLD. Our analysis of the household structure in urban QLD shows
very close similarities between urban and total QLD, and the urban areas acca@@¥#fof total
households. Separate analysis of housing demand for urban QLD waquiddbeninantly a close
replication of the results for total QLD, albeit with lower household numbers.
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4 FutureHousingPemand2016-2046

As the final step in the demand assessment, M.E has identified a suite of housing
demand growth futures for QLD. Thesdé into account the medium and high
growth futures, and with particular reference to the changes expected in household
demography, test the implications of changes in dwelling preferences.

4.1 QLD Housing Futurby Dwelling Type

The core outputs required lige NPSJDCare projected dwelling numbet® meet demandsallowing for
different growth futuresvisitor accommodatioand for different dwelling preferences. The focus on the
feasibility and sufficiency of housing capacity requires assessment bygltygllogies and value bands.

As noted, the emphasis on couple and sipgiesson households and the associated gradual ageing of the
population together with increases in dwelling values and greater acceptance of attached dwelling options
are allexpeced to see some general shift toward attached dwellings in the fufinie.shift may also be
encouraged bythe PDPplanning provisionswhich are encouraging greater densities of residential
development and in some zones increased height limits.

The analsis of current dwelling occupancy by different types of household indicates that household
income is the main differentiator of occupancy, rather than household age. This means that the shift toward
a more intensive urban environment for QLD is likelytmire a change in dwelling preferencksnay

also require theealisatiorof a greater variety of attached dwelling types which can better cater for couples
with children.M.E hasallowed for some shift in preferences away from detached dwellings oaratd
attached dwelling line with the strategic direction of the PDhis 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 preferenceg B046.Monitoring of future development will reveal any changes in

the types of dwellings being supplied by the market, and the effectiveness of zones such as the Medium
Density Residential, BMU, PC 50 and Frankton Flats B to make material changesecathdwelling

estate structure.

4.1.1 Scenarios

A scenario approach has been applied,clhallows fordifferent growth rates and different shifts in
resident householdiwelling preferences, reducing tishare of detached dwellings aimtreasing the
share ¢ attached dwellings. The scenarios applied are:

a. Nil Preference ShifBése Cagewhere there are no significant shifts in dwelling preferences for
each household type. This scenario would see future demand ingeasgawith the existing
dwelling peference shown by each household type. Shifts in the total demand pattern would arise
only from the changes in the demography of the population, notably the expected increase in single
person and couple households, who show some greater propensity tpyoattached dwellings.
There would be limited change from the base situation, in which detached dwellings account for
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some A% of specified demand (excluding dwellings not defined), single storey attached dwellings
at 8%,andattached dwellings in-2 story buildings 4%

b. Moderate Shiftin dwelling preference. This scenario would see the detached dwelling share
decrease slowly, fromd% in 2016 t&@0% by 2046, with attached single storey dwellings reducing
also to7%, attached B storey dwellings up t®% andh slight increase fatwellings in 4 or more
storeys

c. High Shiftin dwelling preference. This scenario would see the detached share decrease more
quickly, to 67% by 2046, with attached single storey dwellings reducing to 7%, atts&chteled/
dwelings up to 22%High Shift is allowed for projections to 2026 and 2046, but not to; 2019

d. Very High Shifth dwelling preference. This scenario would see the detached share decré638%e to
by 2046, with attached single storey dwellings also lowé¥%atatached 23 storey dwellings up
to 25%

Note that the scenarios depict the total dwelling estassociated with resident househgldghich
includesexisting dwellings, and those outcomes imply more substantial changes in the mix of new dwellings
developed wer the period.The following sections include results for the nil shift and moderate shift
scenario.The growth figures do not include a margin on top of demakmgpendix 6 contains equivalent
results for the High/Very High scenaridote, figures repded in the following section may differ slightly

from total residenthousehold projections reported in section 3 due to disaggregation and reaggregation
of figures together with rounding.

4.1.2 ResidenHousingDemand by Dwelling TygeMedium Growth

One core atput from the scenarios is projections of numbers of dwellings by type. These projections take
into account the current observed preferences by household type, and the scenario preferences.

Nil Preference Shift

Table4.1 shows the projected dwelling dem@munder medium growth anda Nil Preference Change
scenaridthe current patterns of dwelling occupancy pejsishd the increase in dwelling numbers of each
type is more or lespro ratafrom the current situationFor total QLDthe projected growth imesident
demand is in the order &900households by 2026, arid,000in total to 2046.

This future would see detached dwellings continue to account for the major share of dwelling -growth
around 7% to 208, and B% thereafter.

This outlook is likelpthe 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 stmag 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.
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Tabled.1 ¢ QLDRestlent Dwelling Growtlg Medium Projection 2022046¢ Nil Pref 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 2% 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

Moderate Preference Shift

Table4.2 shows the projected dwelling demand undéiaderate Preference shiftenaricg that is, where
the current (2013) patterns of dwelling occupancydgedly 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 currend% to71% of the increase by 2026, ab#Poby 2046. The change
reflects the existing dominance of detached dwellings, and even where less than half of the net increase in
the future were in detached dwellings, theabestate by 2046 would still reflect much of the current
housing stock.

Table4.2 ¢ QLDResidenDwelling Growtlg Medium 20162046¢ Moderate Peference 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% 72% 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
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4.1.3 Resident Housing Demand by Dwelling TydghGrowth

Nil Preference Shift

Table4.3 shows the projectedesidentdwelling demand unddrighgrowth and a Nil Preference Change
scenario (the current patterns of dwelling occupancy persist), and the increase in dwelling numbers of each
type is more plesspro ratafrom the current situation. For total QLD, the projected growth in resident
demand is in the order @,900dwellingsby 2026, and 3,600 in total to 2046.

This future would see detached dwellings continue to account for the major shadweellihg growth-
around 77% to 2026, andl% thereafter.

Table4.3 ¢ QLDResidenDwelling Growtlg HighProjection 2016046¢ Nil Preference Shift

Dwelling Type 2016 2017 2019 2026 2033 2038 2043 2046 2016-19 2016-26 2016-46
Detached House 10,000 10,360 11,230 13,750 16,110 17,570 19,160 20,050 1,230 3,750 10,050
2+ Dwgs : 1 level 1,040 1,030 1,170 1,400 1,670 1,820 2,020 2,120 130 360 1,080
2+ Dwgs : 2-3 levels 1,960 2,050 2,170 2,580 3,050 3,330 3,670 3,890 210 620 1,930
2+ Dwgs : 4+ levels 10 20 10 10 20 20 20 20 - - 10
2+ Dwgs : undef - - - - - - - - - - -
Other Private 30 30 40 40 50 60 60 70 10 10 40
Private Not Defined 510 520 570 660 790 860 950 1,000 60 150 490
TOTAL 13,600 14,000 15,200 18,400 21,700 23,700 25,900 27,200 1,600 4,900 13,600
Detached House 74% 74% 74% 75% 74% 74% 74% 749 7% 7% 749
2+ Dwgs : 1 level 8% 7% 8% 8% 8% 8% 8% 8% 8% 7% 8%
2+ Dwgs : 2-3 levels 14% 15% 14% 14% 14% 14% 14% 149 13% 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% 4% 3% 4%
TOTAL 100% 100% 100% 100% 100% 100% 100% 1009 100% 100% 1009

Source: ME Queenstown Housing Model 2017
As noted, thisoutlook is likely to be associated witmegnfield development rather than urban
intensification, which would be more aligned with an increase in attached dwebimgjst isincluded
primarily as a base for comparison.

Moderate Preference Shift

Tabled.4 shows the projectedesidentdwelling denand under &Moderate Preference sh#tenariog 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.

Thishigh growthfuture would see detached dwellings continue to account for the major shaesidént
dwelling growth, but that share would drop from the current 74% to 71% of the increase by 2026, and 64%
by 2046. The change reflects thasting 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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Table4.4 ¢ QLDResidenDwelling Growtlg High20162046¢ Moderate Preference Shift

Dwelling Type 2016 2017 2019 2026 2033 2038 2043 2044 2016-19 2016-26 2016-46
Detached House 10,000 10,310 11,220 13,460 15,500 16,620 18,050 18,760 1,120 3,460 8,760
2+ Dwgs : 1 level 1,040 990 1,100 1,370 1,640 1,850 2,010 2,130 60 330 1,090
2+ Dwgs : 2-3 levels 1,960 2,120 2,310 2,870 3,630 4,210 4,700 5,080 350 910 3,120
2+ Dwgs : 4+ levels 10 40 50 60 70 80 90 100 40 50 90
2+ Dwgs : undef - - - - - - - - - - -

Other Private 30 30 40 40 50 60 60 60 10 10 30
Private Not Defined 510 510 550 640 790 860 920 970 40 130 460
TOTAL 13,600 14,000 15,200 18,400 21,700 23,700 25,800 27,100 1,600 4,900 13,600
Detached House 74% 74% 73% 73% 71% 70% 70% 699 70% 71% 649
2+ Dwgs : 1 level 8% 7% 7% 7% 8% 8% 8% 8% 4% 7% 8%
2+ Dwgs : 2-3 levels 14% 15% 15% 16% 17% 18% 18% 199 22% 19% 239
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% 3% 4% 4% 4% 49 3% 3% 3%
TOTAL 100% 100% 100% 100% 100% 100% 100% 1009 100% 100% 1009

Source: ME Queenstown Housing Model 2017

4.2 QLD Housing Futurky Dwelling Value

The second core output from the scenarios is projections of numbers of dwellings in each value band, based
on estimated demiad for dwellings from each type oésidenthousehold and taking into account
preference shiftsAgain, this analysis does not include a margin on top of demand growth.

The starting point is that the current situation (2016) reflects existing demanavédiirdys (owned and
rented) by households of each type. Further, that the value profile for existing dwellings broadly reflects
expressed demand (dwelling type and value) fr@ioD households. On this basis, the household
projections have been used to estita future demand for housingowned and rented, by dwelling type

¢ in each value band.

Projected future demand is based in the first instance on existing demand patterns, projected poovard
rata with the growth in each segment of the market (houseltygbe).

We note that there has been considerable anejoing assessment of issues in lew Zealanthousing
market, especially the effects of high dwelling prices on housing affordability, and household numbers.
Three main effects relevant to this assesnt are:

a. The potential for the current base year patterns to reflect a situation where dwelling ownership
levels are artificially low, because dwelling prices are high relative to household ifémmating
forward the base year pattern may understdieely ownership levels (humbers of owned
dwellings), and overstate likely rental levels (numbers of rented dwellings);

b. Second, the current high price levels may overstate the price levels in a future situation where
changes in market conditions would seseduction in prices relative to household incomes, with
consequent positive effects on affordability;

c. ¢KS LRGSY(dGAlrt FT2N)J K2dzaSK2f R ydzYoSNaE (2 KI @S
because formation of new households has been suppressdeferred by lack of dwelling supply
and poor housing affordability.
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These are matters which need to be taken into account in any consideration or evaluation of the demand
assessment presented here.

However, in developing the demand outlook there has beeattempt to makeadjustmentsfor these

matters. That is because dwelling ownership rates may increase or decrease in the future or remain
unchanged, and while higher levels of ownership are generally seen as a positive for individuals and the
community,there is no optimal level of ownership; while tmediumterm outlook is for slow or slower

growth in housing prices, there is no certainty that affordability will improve méldeumterm, and there

is no ideal or optimum number of households for argiepulation size.

For those reasons, the assessment used here is the sprplating forward of the current demand
pattern, though taking into account future changes in the demography ofQtti@population, and
consequent shifts in the mix of househatd®ach type.

Having stated that, the projection scenarios do allow for changes in the rasidgntdwellings forQLD

most notably a decrease in the share of detached dwellings in the housing estate, and an increase in
attached dwellings. This wilabe some impact on the projected value distribution of dwellings, because
the value of attached dwellings is generally lower than the value of detached dwellings. Accordingly, a
change in the dwelling mix can be expected to have someoftogffect for thedistribution of dwelling

values for the market in total, and segments within the market.

Hence, the distribution of dwelling values has been estimated first by allowing for change in the dwelling
mix as between detached and attached dwellings for eackdimld type, then by applying the current
value distribution by dwelling type to the future projected numbers. The core output is estimated demand
for residentdwellings by type and value band, and the indicated change in demand.

As noted, there 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 dwelling supplyThat is covered separatétysection5.

The bllowing sections include results for the nil shift and moderate shift scenario. Appendix 7 contains
equivalent results for the High/Very Highift scenario.Totals shown in the tables may vary from tables
shown previously due to the combined effect afadigregation and rounding.

4.2.1 Resident Housing Demand by Dwelfiadie- Medium Growth

The projection results are set out in Taklésto 4.10 (Medium growth) andh11to 4.16 (High growth).

Each table shows the distribution of dwellings by value for 20d@®wned and rented/not owned
dwellings, and the future outcome for the projected year. It also shows the net increase in demand for
dwellings in each value band over the period 2026 and 2046.

The tables also show the implied ownership and rental balarthe future. The indicated changes toward

a higher share of owned dwellings reflect the demographic shift, and the current mix of owned and rented
dwellings for each segment. Note that this [g@ ratashift from the current situation and assumes that

the current ownership levels for each segment will apply to the same market segments as at 2046.

However, this indicator needs to be treated with caution, because the relatively high ownership levels
recorded for middle and older age groups as at 2018 moa accurately represent the ownership levels in
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than recorded for those same cohorts at earlier Census points, and if those lower levels peusgjstttigo

life stages, then the dwelling ownership levels as at 2046 would be lower than those indicated in the tables.
With that caveat, the ownership indicator is nevertheless included to indicate how future patterns may pan
out.

Nil Preferencé&hift

Talble 4.5 shows the projected dwelling numbers for 2046 in a medium growth future, with nil preference
change across segments of the market. The distribution shows low shares of dwellings in the lower value
bands, with demand centred on the mighge valueg reflecting the current dwelling mix and value
patterns.Table4.6 shows the equivalent outcome by dwelling type.

The total increase in demand of sorh®000 dwellings represents substantial gromtfowever, the
similarity in the distribution of values Wwithe current pattern also reflects stability in the structure of
demand.

The point of note is that the household projections show incremental change from the current base, and
do not indicate substantial shifts in the underlying pattern of housing dertidaliows that the projected
demand reflects quite strongly this incremental shift, where the main change is the number of dwellings,
rather than the mix of dwellings and values.

This relative stability in the population structure means there is abstiveestability in the future structure
of housing demand. This applies to all of the scenarios, which means that the key differences arise from
changes in household preferences rather than shifts in household numbers.

Table4.5 ¢ QLDResidenDemand by Tenure & ValgéMedium, Nil Preference Shift 2046

2016 2046 Net Change 2016-46
Value Band Not Not Not

(000) Owned Owned Total Owned owned Total Owned owned Total Total %
$0-280 300 230 530 510 550 1,060 210 320 530 5.39
$280-420 940 620 1,560 1,600 1,500 3,100 660 880 1,540 15.49
$420-560 1,410 890 2,300 2,290 1,910 4,200 880 1,020 1,900 19.09
$560-710 1,670 910 2,580 2,690 1,740 4,430 1,020 830 1,850 18.59
$710-850 1,060 590 1,650 1,660 1,000 2,660 600 410 1,010 10.19
$850-990 720 360 1,080 1,160 620 1,780 440 260 700 7.09
$990-1130 430 270 700 720 430 1,150 290 160 450 4.59
$1130-1270 290 170 460 510 310 820 220 140 360 3.69
$1270-1410 260 140 400 450 220 670 190 80 270 2.79
$1410-1690 390 220 610 690 360 1,050 300 140 440 4.49
$1690-1980 260 200 460 470 420 890 210 220 430 4.39
$1980-2260 130 90 220 220 120 340 90 30 120 1.29
$2260-2540 100 70 170 160 110 270 60 40 100 1.09
$2540-2820 110 50 160 190 70 260 80 20 100 1.09
$2820-3180 40 30 70 70 20 90 30 - 10 20 0.29
$3180-3530 80 50 130 130 60 190 50 10 60 0.69
$3530+ 160 110 270 260 150 410 100 40 140 1.49
Total 8,400 5,000 13,400 13,800 9,600 23,400 5,400 4,600 10,000 100.09
Share % 63% 37% 100% 59% 41% 100% 54% 46% 100%

Source: ME Queenstown Housing Model 2017
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Table4.6 ¢ QLDResidenDemand by Type & ValgdMedium, Nil Preference Shift 2046

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

Table4.7 summarigs the implied changes in demand in terms of main dwelling type (detached, attached)
and tenure (owned, not owned) over the period, carrying forward the existing patterns for each household

type in QLD. In this futuréhe shares of attached dwellings lieases and the number of notvned

(rented) dwellings increases faster than the number of owned dwellings.

Table4.7 ¢ QLDResidenStructural Change Medium, Nil Preference Shift 2046

Detached| Attached Total Detached Attached Total Not| Detached| Attached
Year Not Not Total
Owned Owned Owned Owned Total Total
Owned Owned
2016 7,420 930 8,350 3,540 1,460 5,000 10,960 2,390 13,350
2049 12,060 1,720 13,780 5,390 4,200 9,590 17,450 5,920 23,370
2016-44 4,640 790 5,430 1,850 2,740 4,590 6,490 3,530 10,020
Change 2016-46 63% 859 659 52% 1889 929 59% 1489 75%
Implied Structural Change in Demand

2016 % 56% 7% 639 27% 119 379 82% 18% 1009
2046 % 52% 7% 599 23% 189 419 75% 25% 1009
2016-46 % 46% 8% 549 18% 279 469 65% 35% 1009

Source: ME Queenstown Housing Model 2017

Moderate Preferece Shift

Table4.8 shows the projected dwelling numbers for 2046 in a medium growth future, with moderate
preference shift. The distribution again reflects continuation of the overall pattern, but with some general
transfer toward lower value dwelling®flecting the shift toward attached dwellings), but with demand
centred on the miegtange values. Tab#9 shows the equivalent outcome by dwelling type.
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Table4.8 ¢ QLDResidenDemand by Tenure & ValgéMedium, Moderate PrefShift 201646

2016 2046 Net Change 2016-46

Val(l:)%(l)a)and Owned O\':I/?\:a d Total Owned O\’:Ivcr:te d Total Owned OCI\/EL d Total Total %
$0-280 300 230 530 580 580 1,160 280 350 630 6.39
$280-420 940 620 1,560 1,710 1,550 3,260 770 930 1,700 17.09
$420-560 1,410 890 2,300 2,350 1,940 4,290 940 1,050 1,990 19.99
$560-710 1,670 910 2,580 2,680 1,720 4,400 1,010 810 1,820 18.29
$710-850 1,060 590 1,650 1,630 970 2,600 570 380 950 9.59
$850-990 720 360 1,080 1,140 590 1,730 420 230 650 6.5
$990-1130 430 270 700 700 410 1,110 270 140 410 4.19
$1130-1270 290 170 460 520 300 820 230 130 360 3.69
$1270-1410 260 140 400 430 200 630 170 60 230 2.39
$1410-1690 390 220 610 660 350 1,010 270 130 400 4.09
$1690-1980 260 200 460 490 420 910 230 220 450 4.59
$1980-2260 130 90 220 210 110 320 80 20 100 1.09
$2260-2540 100 70 170 160 100 260 60 30 90 0.99
$2540-2820 110 50 160 180 60 240 70 10 80 0.89
$2820-3180 40 30 70 60 20 80 20 - 10 10 0.19
$3180-3530 80 50 130 120 50 170 40 - 40 0.49
$3530+ 160 110 270 260 130 390 100 20 120 1.29
Total 8,400 5,000 13,400 13,900 9,500 23,400 5,500 4,500 10,000 100.09
Share % 63% 37% 100% 59% 41% 100% 55% 45% 100%

Source: ME Queenstown Housing Model 2017

Table4.9 ¢ 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

Table4.10 summarises the implied changes in demand in terms of main dwellingltpel{ed, attached)

and tenure (owned, not owned) over the period, carrying forward the existing patterns for each household
type in QLD. In this future, the shares of attached dwellings increases significantly (to 30% from 18%), and
the number of notowned (rented) dwellings increases to 41% from 37%.
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Table4.10 ¢ QLDResidenStructural Change Medium,ModeratePreference Shift 20146

Detached| Attached Total Detached) Attached Total Not| Detached| Attached
Year Not Not Total
Owned | Owned | Owned Owned Total Total
Owned Owned
2016 7,420 930 8,350 3,540 1,460 5,000 10,960 2,390 13,350
2049 11,380 2,500 13,880 4,950 4,550 9,500 16,330 7,050 23,380
2016-44 3,960 1,570 5,530 1,410 3,090 4,500 5,370 4,660 10,030
Change 2016-46 53% 1699 669 40% 2129 909 49% 1959 759
Implied Structural Change in Demand

2016 % 56% 7% 639 27% 119 379 82% 189 1009
2046 % 49% 119 599 21% 199 419 70% 309 1009
2016-46 % 39% 169 559 14% 319 459 54% 469 1009

Source: ME Queenstown Housing Model 2017
Comparison

Figure4.1 compares the net additional dwelling demand tfee four scenarios. The value distribution of

the netincrease is similar for all scenarios, and close to the cuiebs$tructure. However, it is clear that

the increase in attached dwellings in each of the scenarios is associated with higher sthasdiengs in

the lower and middle value bands, and smaller shares in the higher value bands. This shift reflects the
current value distributions for detached and attached dwellings and does not reflect any modelling of
future supply.

Figured.1 ¢ QLDResidenDwellingDemandoy Value Medium Growt2016-2046
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4.2.2 Resident Housing Demand by Dwelfiadjie- High Growth

Nil Preferencé&hift

The high growth future reflects similar changes, albeit affecting a laojieme of growth irresident

dwelling demand.Table4.11 shows the projected dwelling numbers for 2046 in the high growth future,
with nil preferenceshift across segments of the market. The distribution reflects the current pattern, with
relatively few @vellings in the lower value bands, and demand centred on theangk values.

The total increase in demand 18,700dwellings is substantial growth, tipeo rataprojection indicating
growth sharedn similar distribution to the 2016 pattern acrossvalue bands.

Table4.11 ¢ QLDResidenDemand by @nure& Valueg High, Nil Preference Shift 2046

Source: ME Queenstown Housing Model 2017
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2016 2046 Net Change 2016-46
Value Band Not Not Not

(000) Owned Owned Total Owned owned Total Owned owned Total Total %
$0-280 300 230 530 590 660 1,250 290 430 720 5.39
$280-420 940 620 1,560 1,830 1,750 3,580 890 1,130 2,020 14.79
$420-560 1,410 890 2,300 2,600 2,230 4,830 1,190 1,340 2,530 18.59
$560-710 1,670 910 2,580 3,070 2,030 5,100 1,400 1,120 2,520 18.49
$710-850 1,060 590 1,650 1,900 1,170 3,070 840 580 1,420 10.49
$850-990 720 360 1,080 1,330 730 2,060 610 370 980 7.29
$990-1130 430 270 700 820 520 1,340 390 250 640 4.79
$1130-1270 290 170 460 590 370 960 300 200 500 3.69
$1270-1410 260 140 400 510 270 780 250 130 380 2.89
$1410-1690 390 220 610 780 420 1,200 390 200 590 4.39
$1690-1980 260 200 460 540 480 1,020 280 280 560 4.19
$1980-2260 130 90 220 250 150 400 120 60 180 1.39
$2260-2540 100 70 170 190 120 310 90 50 140 1.09
$2540-2820 110 50 160 210 80 290 100 30 130 0.99
$2820-3180 40 30 70 80 30 110 40 - 40 0.39
$3180-3530 80 50 130 150 70 220 70 20 90 0.79
$3530+ 160 110 270 310 180 490 150 70 220 1.69
Total 8,400 5,000 13,400 15,800 11,300 27,000 7,400 6,300 13,700 100.09
Share % 63% 37% 100% 59% 42% 100% 54% 46% 100%




Table4.12 ¢ QLDResidenDemand by Yipe & Valueg High, NiPreference Shift 20146

Value Band 2016 2046 Net Change 2016-46

(000) Detached| Attached| Total Detached| Attached| Total Detached| Attached| Total Total %
$0-280 320 210 530 590 660 1,250 270 450 720 5.39
$280-420 980 580 1,560 1,860 1,720 3,580 880 1,140 2,020 14.79
$420-560 1,660 640 2,300 3,000 1,830 4,830 1,340 1,190 2,530 18.59
$560-710 2,180 400 2,580 3,920 1,180 5,100 1,740 780 2,520 18.49
$710-850 1,490 160 1,650 2,600 470 3,070 1,110 310 1,420 10.49
$850-990 990 90 1,080 1,800 260 2,060 810 170 980 7.29
$990-1130 650 50 700 1,220 120 1,340 570 70 640 4.79
$1130-1270 400 60 460 780 180 960 380 120 500 3.69
$1270-1410 380 20 400 740 40 780 360 20 380 2.89
$1410-1690 570 40 610 1,110 90 1,200 540 50 590 4.39
$1690-1980 330 130 460 630 390 1,020 300 260 560 4.19
$1980-2260 210 10 220 390 10 400 180 - 180 1.39
$2260-2540 170 - 170 300 10 310 130 10 140 1.09
$2540-2820 160 - 160 290 - 290 130 130 0.99
$2820-3180 70 - 70 110 - 110 40 40 0.39
$3180-3530 130 - 130 220 - 220 90 - 90 0.79
$3530+ 270 - 270 480 10 490 210 10 220 1.69
Total 11,000 2,400 13,400( 20,000 7,000 27,000 9,100 4,600 13,700 100.09
Share % 82% 18% 100% 74% 26% 100% 66% 34% 100%

Source: ME Queenstown Housing Model 2017

Table4.13 summarises the implied changes in demand in terms of main dwelling type and tenure over the
period, as previously carrying forward the existing patterns for each household type in QLD. In this future,
the shares ofttached dwellings increasearkedly(to 37% from 18%), while the number of fatned

(rented) dwellings increases to 40% from 37%.

Table4.13 ¢ QLDResidenStructural ChangeHigh, NiPreference Shift 2@t46

Detached| Attached Total Detached Attached Total Not| Detached| Attached
Year Not Not Total
Owned Owned Owned Owned Total Total
Owned Owned
2016 7,420 930 8,350 3,540 1,460 5,000 10,960 2,390 13,350
2049 10,330 3,590 13,920 4,340 5,080 9,420 14,670 8,670 23,340
2016-44 2,910 2,660 5,570 800 3,620 4,420 3,710 6,280 9,990
Change 2016-46 39% 2869 679 23% 2489 889 34% 2639 75%
Implied Structural Change in Demand

2016 % 56% 7% 639 27% 119 379 82% 18% 1009
2046 % 44% 159 609 19% 229 409 63% 37% 1009
2016-46 % 29% 279 569 8% 369 449 37% 63% 1009

Source: ME Queenstown Housing Model 2017

Moderate Preferenc&hift

Table4.14 shows the projected dwelling numbers for 2046 in a high growth future, with moderate
preference shift. The distribution again reflects continuation of the overall pattern, but with some general
transfer toward dwer value dwellings (reflecting the shift toward attached dwelliradslough demand
remainscentred on the migdange values. Tab#el5 shows the equivalent outcome by dwelling type.
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Table4.14 ¢ QLDResidat Demand by @nure& Valueg High,ModeratePref Shift 201646

2016 2046 Net Change 2016-46
Value Band Not Not Not

(000) Owned owned Total Owned Owned Total Owned Owned Total Total %
$0-280 300 230 530 650 680 1,330 350 450 800 5.99
$280-420 940 620 1,560 1,950 1,820 3,770 1,010 1,200 2,210 16.39
$420-560 1,410 890 2,300 2,690 2,280 4,970 1,280 1,390 2,670 19.69
$560-710 1,670 910 2,580 3,050 2,000 5,050 1,380 1,090 2,470 18.29
$710-850 1,060 590 1,650 1,870 1,120 2,990 810 530 1,340 9.99
$850-990 720 360 1,080 1,290 690 1,980 570 330 900 6.69
$990-1130 430 270 700 790 490 1,280 360 220 580 4.39
$1130-1270 290 170 460 600 350 950 310 180 490 3.69
$1270-1410 260 140 400 490 240 730 230 100 330 2.49
$1410-1690 390 220 610 760 400 1,160 370 180 550 4.00
$1690-1980 260 200 460 560 490 1,050 300 290 590 4.39
$1980-2260 130 90 220 250 130 380 120 40 160 1.29
$2260-2540 100 70 170 190 110 300 90 40 130 1.09
$2540-2820 110 50 160 210 70 280 100 20 120 0.99
$2820-3180 40 30 70 80 20 100 40 - 10 30 0.29
$3180-3530 80 50 130 140 70 210 60 20 80 0.69
$3530+ 160 110 270 290 170 460 130 60 190 1.49
Total 8,400 5,000 13,400 15,900 11,100 27,000 7,500 6,100 13,600 100.09
Share % 63% 37% 100% 59% 41% 100% 55% 45% 100%

Source: ME Queenstown Housing Model 2017

Table4.15 ¢ QLDResidenDemand by Yipe & Valueg High,ModeratePref Shift 201646

Value Band 2016 2046 Net Change 2016-46

(000) Detached| Attached| Total | Detached| Attached| Total | Detached| Attached| Total Total %
$0-280 320 210 530 550 780 1,330 230 570 800 5.99
$280-420 980 580 1,560 1,750 2,020 3,770 770 1,440 2,210 16.39
$420-560 1,660 640 2,300 2,820 2,150 4,970 1,160 1,510 2,670 19.69
$560-710 2,180 400 2,580 3,660 1,390 5,050 1,480 990 2,470 18.29
$710-850 1,490 160 1,650 2,440 550 2,990 950 390 1,340 9.99
$850-990 990 90 1,080 1,680 300 1,980 690 210 900 6.69
$990-1130 650 50 700 1,130 150 1,280 480 100 580 4.39
$1130-1270 400 60 460 720 230 950 320 170 490 3.69
$1270-1410 380 20 400 680 50 730 300 30 330 2.49
$1410-1690 570 40 610 1,040 120 1,160 470 80 550 4.09
$1690-1980 330 130 460 580 470 1,050 250 340 590 4.39
$1980-2260 210 10 220 360 20 380 150 10 160 1.29
$2260-2540 170 - 170 280 20 300 110 20 130 1.09
$2540-2820 160 - 160 270 10 280 110 10 120 0.99
$2820-3180 70 - 70 100 - 100 30 - 30 0.29
$3180-3530 130 - 130 210 - 210 80 - 80 0.6
$3530+ 270 - 270 440 20 460 170 20 190 1.49
Total 11,000 2,400 13,400/ 18,700 8,300 27,000 7,800 5,900 13,600 100.09
Share % 82% 18% 100% 69% 31% 100% 57% 43% 101%

Source: ME Queenstown Housing Model 2017

Table4.16 summarises the implied changes in demanéiims of main dwelling type and tenure over the
period, as previously carrying forward the existing patterns for emsitienthousehold type in QLD. In
this future, the shares of attached dwellings increaseléd om 18%, while the number of rovned
(rented) dwellings increases tG% from 37%.
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Table4.16 ¢ QLDResidenStructural Change High,ModeratePreference Shift 20166

Detached| Attached Total Detached) Attached Total Not| Detached| Attached
Year Not Not Total
Owned | Owned | Owned Owned Total Total
Owned Owned
2016 7,420 930 8,350 3,540 1,460 5,000 10,960 2,390 13,350
2049 12,980 2,880 15,860 5,730 5,400 11,130 18,710 8,280 26,990
2016-44 5,560 1,950 7,510 2,190 3,940 6,130 7,750 5,890 13,640
Change 2016-46 75% 2109 909 62% 2709 1239 71% 2469 1029
Implied Structural Change in Demand

2016 % 56% 7% 639 27% 119 379 82% 189 1009
2046 % 48% 119 599 21% 209 419 69% 319 1009
2016-46 % 41% 149 559 16% 299 459 57% 439 1009

Source: ME Queenstown Housing Model 2017
Comparison

Figured.2 compares the net additionat¢sidentdwelling demad for the four scenarids the Highgrowth
future. The value distribution of theet increase is again similar for all scenarios,readonablyclose to
the currentQLDstructure.

Figure4.2 ¢ QLDResidenDwelling Demand by Value, High Growth 22066

3,000 -
Nil
2,500 - esasy P
—High
2,000 g
—\/ery High

1,500 -

1,000 -

500 -

720
590
560

Net Additional Dwelling Demand

$0-280
$280-420
$420-560
$560-710
$710-850
$850-990
$990-1130
$1130-1270
$1270-1410
$1410-1690
$1690-1980
$1980-2260
$2260-2540
$2540-2820
$2820-3180
$3180-3530
$3530+ }

Dwelling Value ($000)

4.3 Retirement Dwellings

There is substantial demand for retirement dwellings, particularly with an ageing population. The
economics and space requirements of the sector differ significantly from most mécite housing,
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which means retirement villages do not conform especially well to dwelling feasibility assessment based on
standard commercial development and sale or development for rental model. Further, the density of
retirement villages (dwellings pleectare) is typically considerably higher than for private dwellings, so that
land requirement for this subector cannot be directly equated with that for standard private dwellings.
That said, retirement villages compete for land with private dwellangba substantial share of future
capacity is expected to be provided for through retirement apartments, for which the economics of
development may not differ markedly from other apartment projects.

Retirement housing is included in both demand and sugtaliistics(and the modelling aboveSNZ
identifies retirement village residents in care as being inpnivate households, but otherwise identifies
individual dwellings in retirement villages (commonly standalone or attached villas or units) as separate
dwellings. This is consistent with their treatment in the dwelling consent statistics. Residents of retirement
villages are identified as individual households, predominanthperssn or couples, and are not included

as part of a nomrivate household oresidential arrangement.

Projected demand for retirement dwellings is in the range of 500 (Low), 600 (Medium) to 750 (High) over
the period to 2046, predominantly for omperson households (about 87% of units), and couples (the other
13% of units), ané almost entirely in the older age groups. This equates to 6% to 7% of total demand
growth. While it is a distinct stdector, retirement demand is not further differentiated for this
assessment, and is included in the private sector owned componerd ofdtket.

It is also noted that the Queenstown Country CBHWAand Arrowtown SHA resource consents have
approved approximately2y residential unit§combination of apartments and dwellings)d two aged

bed care facilities with associated ancillaryvéets to be utilised as retirementllage compleas The
Queenstown Country Club SHA also included accommodation for staff. At the time both SHAs were being
considered by the QLDC it was acknowledged there was an acute need to provide for thisdygengf

in Queenstown, as there were limited existing facilities.

4.4 Summary

The results above provide base projections of housing deframdresident households QLD into the
medium andongterms, for medium and high growth futures, consistent with taguirements of the
NPSUDC.

The key outputs from the analysis are projeatesidentdwelling demand by main dwelling type, and
dwelling value bandlhe combination of an incremental demand projectidd@sed on demographic shift

and established pattemof dwelling tenure and occupancy of different dwelling value bgnaisd
scenarios which reflect the most likely drivers of change, together provide a suitable basis for the
assessment to meet NRIEDC requirements.

The variations in demand numbersvhich are driven by the scenarigsare considered to provide a
sufficiently diverseange of outcomes for assessmeis. a result, it isonsidered that the PDP (and ODP)
provisions supported by the Council provide a variety of choices to meet the needsptd pad
communities and a range of dwelling types (in line with Policy A3). In payticaléollowing proposed
zonespromotea range of densitiesnd housing choice:
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1 Low Density Residential provides for 450mz2 lots with the ability for infill housdeyélop at a
density of 300m2 providing opportunities for smaller housing choices. Substantial portions of the
Queenstown and Wanakabanenvironment is zoned Low Density Residential;

1 Medium Density Residential is a new zone in the PDP and providesdased densities within
specific locations up to one residential unit per 250m

91 High Density Resident{®lDRhas no density limit and provides for buildings at increased heights
up to 15m on flat sites. Some locations of this zone remain undextbm could be used for
residential or visitor accommodation. Some areas have also been recommended tedveedp
to HDR through this hearing stream;

1 Arrowtown Residential Historic Management Zone;

9 Large Lot Residential (New Zone in Wanaka only), Resiential and Rural Lifestyle Zones that
provideopportunitiesfor rural living;

1 Queenstown, Wanaka and Arrowtown Town Centre which prosdasee opportunities for
residential and visitor accommodation alongside commercial and business uses;

1 Local Shoppig Centres which provide for residential activity above ground floor level;

1 Business Mixed Use which in both Queenstown and Wanaka accomntodatateld land and
can provide for buildings between 12 to 20m in height with residential activity abovedgroun
floor;

1 Rural and Gibbston Character which provides for residential activity located within building
platforms approved by resource consent;

1 Wakatipu BasiZone thatrestricts rural subdivision in some areas and enabling some level of
rurallivingdevel@ment in other areas;

I Township Zones provide for low density residential density interspersed witresidential
activities;and

1 Special Zones that provide for a range of residential densitis® withina rural setting

SHAs have also contributed tousing choice, including the construction of retirement village complex
and smaller compact dwellings.

The estimates of total dwelling demand, including both resident households (oeagried and rented
holiday/investment dwellings), and absentee ovenare set out in Section 6. The dwelling demand from
absentee owners is assumed to have a value profile similar to that currently in QLD, with slightly higher
mean values than for the resident households.
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5 Housing Capacity

Ths sectionbegins with a descriion of the methodology used to determine the
plan enabled residential capacity witlgh.D Different forms of capacity have been
estimated using a mulitep processwhichbringstogether spatial and neapatial
datasetsDevelopment of the Commercialdsgbility Model is then discussed, along
with commercially feasible capacity results in the short, medium andtéomg
including by price bracket.

The approach taken to calculate plan enabled capacity in QLD can be summarised as follows. GIS analysis
undertaken by M.E first calculates the level of residential dwellings capacity provided for under the plan (in
addition to the existing dwelling stock). It does this by applying the planning controls to the existing dwelling
configuration to identify the areavailable for infill or greenfield development and the number of dwellings

able to be accommodated within these areas. Se&ibprovides further explanation of the methodology

applied in the key steps of this approach.

5.1 Plan Enabled Capachpproach

Detailed GIS modelling was undertaken to identify the areas of residential capacity enabled under the PDP
within the urban environmentThe four key components of the GIS process included:

i.  The collation of multiple large datasets and their spatial integratt a property parcel
level to provide the fundamental drivers of capacity calculations on individual parcels.

ii.  Establishing the spatial parameters for infill and greenfield capacity.

iii.  The identification of physical space on each parcel that can accamenéatther
residential dwellings as set out under thistrict plans Importantly, this process takes
account of the placement of the existing dwelling stock within each parcel and identifies
the remaining spaces for further development which meet treelsitel access and shape
factor requirements of thplans

iv.  Mapping of greenfield and other structure plan areas and their integration with other
datasets to identify remaining capacity.

The following suisections outline each component of the GIS pracess

5.1.1 Spatial Integration of Large Datasets

A series ofdrge datasets were brought together and spatially integrasaugGISThese dtasets included
information from the rating database, the zones,-gohes and other planning provisions set out in the
district plans building footprint data giving the location of buildings within each parcel, building consent
data, parcel levelsales records, slope topography, ath@ M.E spatial framework (defined using a
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combination of SNZ 2018 statistical boundaribg} allows parcels to be aggregated and reported by
meaningful localitié€8 (in addition to zones)

This process enabled each prope(tyNZ)parcel to be tagged with the appropriate attributes for
calculations of plan enabled capacity and commercialliéigsi Associating these attributes and then
analysing them spatially was a core component in identifying and capturing the important spatial
relationships within the model that drive processes within the urban economy.

5.1.2 Establishing the Spatial Parametéar Infill and Greenfield Capacity

Analysis was then undertaken to determine whether parcels should be included withifilkiiexisting
urban area) ogreenfield(area of urban expansion) modelling process.

Infill development consists of both sulidign/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 existing dwellings (e.g. an additional dwelliagedion a backyard

area). The redevelopment process occurs where existing dwellings are demolished, and the site is
redeveloped, typically to a greater inten&ityThese two options for infill development are reported on
separately within the result séonhs, forming a range of capacity.

Parcels within the existing urban boundaries, or those on the edge of urban areas that were subdivided
into (or close to) their final suburban residential size, were classified as infill development. Greenfield
parcels ieluded all parcels within Special Zones and areas outside the existing urbgiaepe un
subdivided}hat were still within thaJGBsand study area.

There were some exception§&ome larger parcels within existing urban areas were also includeal in th
greenfield classification on the basis they would require significant conversions of land yield between the
bulk (grossarea and final saleable parcel area at the same rate as greenfield land in areas of outward urban
expansioft. In some casedarger, un-subdivided parcels adjacent to or within the urban edge were
classified as infill development on the basis of their size (smaller than large bulk areas of greenfield
expansion) and proximity to existing infrastructdrecause it was considered more ampriate toapply

smaller rates of conversioauch as thoswiithin the infill model) tachievefinal saleable areas.

Appendix8 containsmaps illustrating the final classification wban parcels into greenfield or infill
development within each of éhUGBs Parcels within structure plan areas or Special Zones containing
information on development yields (supplied by QLDC based on landowner feedback) were included
separately with individualised assessment of capacity for each area. In some casesclimse areas

within the existing urban extent that were covered by structure plans.

89 Appendix 4.

% Demolition costs and improvement values of existing dwellings form additional costs within the subsequent calculations of
development feasibility with the redevelopment option.

91 A large share of the bulk land used for subdivision is takdry upads, reserves, road edges, etc, meaning the final saleable
parcel area is substantially less than the geographical extent of the subdivision. In effect, these parcels represtntlzras o
expansion within the existing bounded urban area.
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The key stages in the GIS modelling to identify areas on each parcel to accommodate further infill dwellings
within the existing urban are@sdescribedn detail inAppendix9. Parcels that were identified as greenfield

(as described abowend shown in Appendi®) werenot subject to such stringent GIS modelling as those
which were identified as infill. This is due to the fact that the greenfield parcels identifieculgror

mostly vacant. Identifying vacant aressthose parcelsr applying site shape factors and accessibility tests
wasnot required. Vacant greenfield parcegsk a more direct route tthe final stages of the plaanabled
capacitymodelling

Pacels that fell within the boundaries of structure plan areas vedsenot assessed based on the GIS
modelling procesadopted for infill parcelsStructure plarparcels were identified as either vacant or not
based on ratings data and building consentsa.d@he total number of dwellings existing within the
structure plan area was calculated and compared to Cesingjilied estimates of total dwelling capacity
in each zone. This informati@iso took a direct route tthe final stages of the plan enabledpacity
modelling as described below.

5.1.3 Final Stages of Plan Enabled Capitityelling

The GIS modelling identified the physical spaces able to accommodate additional dwellings within each
parcel (whether infill or greenfield)Calculations were then applil to these spaces to determine the
numberof additional dwellings able to be accommodated.

Infill development in QLD can occur under Ehistrict Plaff either through

i a subdivision process, wheresgection is subdivideahd then a dwelling is constited on the
newly formed parcel, or

1 aland use consemirocesswhereby further dwellings are constructed prior to any subdivision
(where the land may or may not then be subdivided).

The latter enables a greater density of dwellings through smaller mingiteisize requirement$

Assumptions were agreed with QL@Owhether land wabkely to bedeveloped through a subdivision or

land use consent procesQverall a more conservative approach has been adofibdse depended on

the number of potential dellings, the zone and whether the parcel was in an infill or greenfield location.
All greenfield development was assumed to occur through a subdivision process reflecting the lower
densities (relative to the land use provisions) typically experiencee iouter parts of the urban area.

Infill development within existing urban areas was assumed to occur through a land use consent process,
unless the threshold number of potential dwellings weached, reverting the parcel instead to a
subdivision process.

Parameters were applied within the model to determine the type of dwellings able to be constructed on
each parcel. Depending upon the zone, parcels were either allocated standalone houses, duplexes/

92 This ncludes both the PDP and ODP. ODP zones have been useddtageoh zones.
93 This provision has been included within the QLDC PDP with a view to achieving more integrated developments that have better
urban design outcomes, particularly within the leigtensity zones.
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attached dwellings, apartments, or a multiple of thdsgices ((e.where more than one dwelling type was
tested for feasibility on the parcel).

Additional parameters were appliedttte assessment of capacity for standalone houses. A minimum site
size, at or above thdistrict plan minimum provisions, was pled to reflect the additional space required

to feasibly construct a detached dwellidjnimum site size parameters were appliedpatial framework
location to reflect the differences between the existing loemd lot sizedelivered ineach local maet

and the minimundistrict planprovision&”.

The final outputs of this modelling identified the number of dwellings enabled on each property parcel
under thedistrict plans (plan enabled capacitylt also identified the section size of each dwelling) the
maximum size of the dwelli(g) by typdmeasured in square meters of gross floor area (GFHglire5.1
summaries the decision framework applied to each parcel in the ModekhoWs the potential
development possibilities within each property garwhich are subsequentlyested within the
Commercial Feasibility Model.

Figure5.1 ¢ Development Possibilities for Capacity on Each Property Parcel

The capacity modellinigkes account of existingsicential flats, which occur primarily within standalone
dwellings. These are treated as part of the existing dwelling as the planning provisions enable these to be

%1n some cases, the minimum site sizes enabled under the PDP were substantially above the smallest section sizes the market ha
been delivering. GIS analysis was undertaken to identify, within each local area, the smallest settiomside=t was delivering.

Where these were substantially greater than the minimum PDP provisions, they were instead used as a lower section size limit
gAUKAY GKS Y2RSfd ¢KAA KIFIR F O2yasSNBIGABS STFSOG 2y G(KS Y2I
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