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Executive Summary

Urban economieaccommodate 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
Staement¢ Urban Development Capacity (MPBC) that requires high growth Councils

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

Local authorities have an important role to play in the operation of their economy, primarily through
planning for growth. Ensuring that there are sufficient opportunities for development means that
businesses and households can be accommodated io@ptie locations without undue constraint. The
NPSUDC contains a number of objectives and policies that aim to achieve that outcome. This report helps
fulfil Objective Group B; Evidence and monitoring to support planning decisions. Under Poliggd$, Co

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

a) XX

b) Estimates the demand for the different types and locations of business land and floor area for
business, and the supplyd#velopment capacity to meet that demand, in the short, medium and
long terms, and

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

The business development capacity assessment (BDCA) needs to contaiatiorioom; the current
economy and likely future economic growth by sector, the amount of capacity enabled under the current
planning provisions plus any other strategic planning documents by type and location, an assessment of
the feasibility or developadliiy 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 arertosg This is
summarised in Figure 0.1 below.

Queenstown Lakes District (QLD) hashdentified as a high growth Coundi a result, all the objectives
and policies of the NRIDC apply to the QLDThis report is QLDCs first assessment under the XIS

of urban business land and floorspace demand in the short, medium antkfongnd current business

zone capacity provided for in their proposed and operative district plans.

The QLD Urban Environment

The NPSRIDARSFTAY Sa (g2 02y 0OSLIias bdNbBlIYy SYy@ANRYYSyild a4l
and application. The NRBXCAILIE A S& (2 | ye& dada2Nbly Sy@ANRYyYSyGaé
tKS 202S00A0Sa FyR LREtAOASA | NB aiNHzO(GdzNBR | NP dzy
demand and provide sufficient development capacity (under Policies Al ap@#i¢s to land within that

urban environment.
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Figure0.1 - Business Development Capacity Approach Overview

Step 1: Assessing
demand for business space

The urban environment of QLD has been defined for the purpose of this BDCA. In the Wadalita W
encompasses the area within the Wanaka urban growth boufd&@®) 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 Ward, which combines botiet Queenstown and Arrowtown Wards), the urban environment

Step 2: Assessing

capacity for business space

\ 4
\ 4

&

p™

\ 4
\ 4

\ 4

K

Step 3: Assess the sufficiency
of business space

includes the area within the Queenstown and Arrowtown urban growth boundaries plus the small area of

Low Density Residential zone adjacent to Lake Hayes. These urban growth boundaries arefditioerssed

in the Proposed District Plan.

The rest of the distric the rural environment; therefore captures the rural zone, Wakatipu Basin,
Gibbston Valley, Camha, Hawea Flat and the more remote townships of Makarora, Glenorchy and

YAy3alhzyo

{ SOSNIf 2F GKS

5Aa0NANOGQA

ALISOA I

Airport. Within the rural environment there are some development areas thatidran in nature andt
can be assumed that future, those areas may be included in the defined urban environment.

The QLD Economy

QLD is a fouseason resort town economy with characteristics broadly similar to comparable places around
the world: outstading natural environment, remote location, high degree of business concentration in
tourism activities and allied services, high living costs and a population that comprises a large proportion

Page |2
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of visitors on any given day. The QLD economy is very cornednimaand reliant on relatively few
industries, more so than any other district in New Zealand. These are industries that are servicing visitors
and the growing population. Construction, accommodation and food services represent a significant share
ofthe5 AaGNAOGQa INRPaAad R2YSadGAO LINBRIzOG o6D5t 0@

QLD has experienced very strong economic (GDP) growth over the last decade (over double the New
Zealand average), with population and visitor growth providing the main stimulus. Visitor and-lifestyle
related industies (accommodation, food services, rental services and recreation services) and property
and service industries (construction and construction services, general professional services, health
services, real estate) have grown strongly. GDP per capitaohgsown as fast. Employment has grown

very strongly but estimated labour productivity in the District is well below the national level and median
earnings from salaries and wages are relatively low, reflective of lower value and seasonal employment in
acommodation and hospitality services. Median income from all sources is, however, relatively high, likely
reflecting that there are many people (likely wealthy) residing in the district and receiving investment and
income from outside the District.

This Ditrict has several sources of current and potential economic advantage, that are unique in New
Zealand. Kestrengthsinclude it natural amenity, visitor economy and entrepreneurial culture. It also faces

a number of challenges to improving its economic performance. Some of these are shared with other small
districts in New Zealand. Others are specific to the Distritteffect its resort town characteristics. Key
challengesnclude its small sized market and distance from other urban centres, an economy that is not
very diverse and concentrated on the visitor economy, housing affordability and high costs of living, and
the pressures placed on resident households to cover the costs of infrastructure that serves both residents
and the visitor population.

Queenstown functions as the central business district of the district and is the primary focus of visitor
accommodationhospitality and many tourism services. For a long time, Frankton Flats role was focussed
on the Airport, Glenda Drive industrial/mixkdsiness area and recreational facilities. Significant growth

in recent years has seen two large retail centres dpviRemarkables Park and Five Mile), which play a
complementary role to Queenstowlrown Centréoy focussing primarily on resident household demand.
Growth in this area is continuing, and further retail, commercial and industrial development is underway
alongside planned residential development.

Arrowtown is a key tourist destination and this has shaped the mix of retail and hospitality activities in the
town centre. There is however a sizeable resident community in the Arrowtown ldtsitityificant shee

of their needs is met in Frankton and Queenstdwwn Centrewhichare located withira relatively easy
commute.

In the north of the district, Wanaka is the largest centre and it plays a key service role for surrounding
smaller townships. Wanaka is@hb key tourist destination, and this sustains a vibrant town centre. The
Three Parks Special Zone is in the early stages of development, and this is expected to help cater for the
strong growth in resident demand, and the growth in commercial and sewifivity that flows from that.

Employment Growth Projections

In 2016, the district comprised afmost 7460business angust over 25,750vorkers (as measured the
Statistics New Zealand (SNZ) Business Directory)hr&bdargest sectors in terms business counts are
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Rental, Hiring and Real Estate, Construction Rmodessional, Scientific, Technical, Administrative and
Support Services The Accommodation and Food ServiceBrofessional, Scientific, Technical,
Administrative and Support Servicaad Constructionsectors are the threéargest when measured in
terms of workers.

Employment projections by 48 economic sectors have been produced for QLD (and each Ward) using the
Economic Futures ModelThe core employment projection relied uponknt & . 5/ ! A& ol &aSR
own mediumhigh projections of population and average day visitors (supplied by Rationale Limited), as
well as other economic data. It is referred to as@.Recommended growth projection. Other higher

and lower employrant projections have also been considered.

Under the Recommended employment projections, little growth is anticipated in the primary#gsor
remains only a small component of the QLD economy in theiéomg Industrial sectors have the fastest
growth rate (72% compared to an average of 55% for all sectors) and employment in this category is
expected to increase by a further 4,220 workers. Retail sectors (which includes Accommodation and Food
Services for the purpose of this summary) remain thgekirshare of business employment and are
projected to grow by 62% above 2016 employment counts (growth of 6,060 workers by 2046). Last,
commercial sectors have a combined lbaign growth rate of 38% by 2046 (an increase of 3,570 workers).

These employent growth projections relate to the total QLD. This growth will drive demand for land and
floorspace in a range of locatiog®oth urban and rural, and in a range of zones. In 28jroximately

88% of all employment in QLD was located within the uenaironment (an estimated 22,760 workers)

and 12% of district employment (2,990 workers) was located in the rural environment (as defined for the
purpose of this BDCAFor the purpose of this first BDCA, it is assumed that the urban share of totell distri
employment will remain constant over the letagm (to 2046). In future updates of this assessment, this
assumption will be examined more closely. The sectors that are more concentrated in the urban
environment (in 2016nclude (but are not limitedd):

Construction (88% urban)

Retail (92% urban)

Wholesale (90% urban)

Accommodation and Food Services (90% urban)

Personal and Other Services (93% urban), and

A =_ = A = =

Most Manufacturing sectors

These patterns reflect the concentration of households (and thereforkforce), commercial centres and
business zones (and their ink@lationships) within urban areas.

1 A proprietary model of Market Economics Limited.
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Employment Growth in Business Enabled Urban Zones

The primary focus of this first BDCA is to model future demand for land and floor space withilNthe@iét Q &
business enabled zones in the urban environment. Within the urban environment, the zones that enable
business activitieisclude:

Queenstown, Wanaka and Arrowtown Town Centres (PDP);
Town Centre Subone (applies to Queenstown only) (PDP);
Town Cetre Transition Zones (applies to Arrowtown and Wanaka) (PDP);
Business Mixed Use Zones (PDP);

Local Shopping Centres (PDP);

Business (ODP);

Industrial A and B (ODP);

Rural Industrial Subone (applies in Luggate onfDP);

Albert Town, Hawea and Luggdi@wnships (ODP);

Commercial Precinct Overlay (applies in Luggate only) (ODP);
Rural Visitor (applies to ArthuPeint only), (ODP)

Visitor Accommodation Stimnes $tage 2 PDP)
QueenstownAirport Mixed Use (PP?;

Plan Change 50 (Queenstown) (QRRY

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

Specific structure plan precingtgithin Special Zones Jacks Point, Remarkables Park, Frankton
Flats (also referred to as Frankton Fldtis his report), Frankton Flats B, Northlake, Shotover
Country, Three Parks and Ballantyne Road Mixed Use Z&#). (O

In 2016,approximately 72% of all QLD urban environment employment was located within the core
business enabled zones (an estimated 16,290 workers) and 28% (6,470 workers) were located in the non
business (residential and other) zonésr the purposef this first BDCA, it is assumed that the business
zone share of total urban employment will remain constant over thetemg(to 2046). In future updates

of this assessment, this assumption of location preferences will also be examined moreTthessdgtors

2The Wanaka Airport falls outside of the urban environment. A proposed chapter that included both the Queenstown and Wanaka
Airports were created in the right of reply for the PDP hearings.

3 Precincts \wthin Special Zones that have been excluded for the purpose of the BCDA include those focussed on residential,
landscape, open space, screening, protection and reserve activities and spedifigld aoeas.

4Known locally as Five Mile.
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that are more concentrated in the business enabled zor@@li6(relative to the total urban environment)
include

Printing (100%usiness zonés

Local Government Administration (10B¥siness zongs
Finance (96%usiness zongs

Retail (92%usiness zongs

Wholesale Trade (87Btisiness zongs

- =" =2 a4 = =

Central Government and Public Safety (88%iness zonés
Business Land and Floorspace Demand

M.E has taken projected employment growth anticipated to occur or be directed to urban business enabled
zonesin QLD and translated it into additional demand for land and floorspace in the short, medium and
longterm, as required by the NRIDC. The translation considers the different land use and building
typologies required to put employment growth in each8elt) W2y (G KS 3INRBdzy RQd® 9 Y LJ
into likely floorspace and land use requirements using average floorspace per worker and land area per
worker ratios.

These averages are derived from current data relating to employment and land use/spacé&iyea the
similarity of activities carried out by employees across a range of sectors, there are a smaller number of
space types than there are activity types or economic sectors. For the purposes of-thBGIRS space

and land types have been aensed into 3 broad categoriesretail, commercial and industrial (which
includes light industrial activities).

The results indicate that the greatest demand for land in the short, medium antetomgcross the
business enabtkzones, is for commerdidand (predominantly visitor accommodation) and industrial
warehouse, factory and yard space. The land extensive nature of industrial demand puts it on par with
commercial land demand despite lower projected employment growth.

This result does not appbvenly across QLD urban business zones. Figure 0.2 shows land demand
LINE2SOGA2ya 6AGKAY 2FylF{1l 21 NRQa odzaiySaa 12ySa
estimated that 4.6 ha of business land is required to accommodate employment growth léthé€eand

2019. A further 6.8 ha is required to accommodate growth in the medium term and a further 10.5 ha is
required to meet longerm growth. Cumulative demand for business land over thetEmgis estimated

at 22.0 ha. In the Wanaka ward, demasdreatest for commercial land capaecitiyaccounts for a 46%

share of total Wanaka ward land demand over the dengn (with industrial land demand making up a

38% share).

In contrast, demand in the Wakatipu Ward business zones is slightly greatelufsrial land capacity in

the longterm ¢ it accounts for a 43% share of total Wakatipu ward land demand (with commercial land
RSYIYR YIF{1Ay3 dzLJ nw3:0 O0CAITdzZNBE ndo0 ¢tKS Y2RSftf
business zones under the Reunended growth projection are estimated at 15.5 ha to accommodate
employment growth between 2016 and 2019. A further 21.7 ha is required to accommodate growth in the
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medium term and a further 36.4 ha is required to meet ity growth. Cumulative demd for business
land over the longerm is estimated at 73.7 ha.

Figure0.2 - Wanaka Ward Land Demand in Business Enabled Zones by Land Use (Ha)

Land Demand (Ha)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019)  (2020-2026) (2027-2046) 2046)

Office---Commercial 0.1 0.1 0.1 0.3

Office---Retail 0.0 0.0 0.1 0.1

Accommaodation 1.3 1.7 1.9 4.8

Commercial Yard---Commercial 0.5 0.7 1.3 2.5
Other Built---Commercial 0.3 0.5 0.9 1.8

Education 0.1 0.1 0.2 0.4
Outdoor---Commercial 0.0 0.0 0.0 0.0

Warehouse 0.6 1.0 1.8 3.4

. Facto 0.3 0.5 0.9 1.8
Industrial Vardindustrial 0.4 0.6 1.2 2.2
Other Built---Industrial 0.1 0.2 0.6| 0.9

Retail Shops---Commercial 0.3 0.5 0.8 1.6
Shops---Food and Beverage 0.6 0.7 0.8 2.1

TOTAL 4.6 6.8 10.5 22.0
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

Figure0.3 - Wakatipu Ward Land Demand in Business Enabled Zones by Land Use (Ha)

Land Demand (Ha)

Land Use / Building Type Short Term Medium Term Long Term  Total (2016-
(2016-2019)  (2020-2026)  (2027-2046) 2046)

Office---Commercial 0.3 0.4 0.6 1.2

Office---Retail 0.1 0.1 0.2 0.4

Accommaodation 3.8 47 7.5 16.0

Commercial Yard---Commercial 1.2 1.7 3.2 6.1
Other Built---Commercial 11 17 3.0 5.8

Education 0.3 0.4 0.6 1.3
Outdoor---Commercial 0.0 0.0 0.1 0.1

Warehouse 2.6 4.0 6.8 13.4

. Facto 1.6 2.1 3.1 6.9
Industrial Vardindustrial 15 2.4 43 8.2
Other Built---Industrial 0.5 0.9 2.0 3.5

Retail Shops---Commercial 0.8 1.2 1.9 4.0
Shops---Food and Beverage 1.6 2.0 3.2 6.8

TOTAL 15.5 21.7 36.4 73.7
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

Page |7



In the Wanaka Ward, the combined commercial and industrial sectors make up 83% of the total urban
business land demand over the letegm. Similarly, in the Wakatipu Ward, these seximake up 85% of

the total urban business land demand. However, the business land demand across all sectors in the Wanaka
ward makes up only 23% of the distidtle land demand; with the Wakatipu remaining the dominant
commercial area with 77% of thesttict wide land demandreflecting its larger economic and population

base.

The modelling also generates estimates of future floorspace demand in urban business enabled zones,
measured in square meters of gross floor area (sgm GFA). The results thdicthe greatest floorspace
demand in the short, medium and letegyrm across the District business enable zones, is for commercial
space (predominantly visitor accommodation), followed by industrial space (predominantly warehouse)
and then retail spac@redominantly food and beverage).

This result holds true across both wards of the district, but the difference between total commercial
floorspace demand and industrial floorspace demand in Wakatipu is only small while in Wanaka it is more
pronounced.

In the Wanaka Ward business zones (Figure 0.4), an estimated 22,800sgm GFA of business space is require
to accommodate employment growth in the shtetm. A further 33,500sgm GFA is required in the
mediumterm and a further 51,000sqgm GFA is requirethé longterm. This is a total cumulative demand

of just over 100,000sgm of business floorspace by 2046. The combined commercial and industrial sectors
make up 81% of this total urban business floorspace demand (Recommended growth projection).

Figure0.4 - Wanaka Ward GFA Demand in Business Enabled Zones by Building Typology (sqm)

GFA Demand (sgqm)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019)  (2020-2026)  (2027-2046) 2046)

Office---Commercial 500 700 1,000 2,200

Office---Retail 100 200 400 700

Accommodation 6,500 8,300 9,300 24,100

Commercial Yard---Commercial 2,200 3,300 5,800 11,300
Other Built---Commercial 1,700 2,600 4,600 8,900

Education 300 400 600 1,300
Outdoor---Commercial - - 100 100

Warehouse 3,000 4,900 8,500 16,400

. Facto 1,700 2,900 4,800 9,400
Industrial Vardindustrial 1,300 2,400 4,500 8,200
Other Built---Industrial 600 1,200 2,800 4,600

Retail Shops---Commercial 1,800 2,700 4,200 8,700
Shops---Food and Beverage 3,100 3,900 4,400 11,400

TOTAL 22,800 33,500 51,000 107,30(
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)
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Wakatipu Ward GFA Demand in Business Enabled Zones by Building Typology (sqm)

GFA Demand (sqm)

Land Use / Building Type Short Term Medium Term Long Term  Total (2016-
(2016-2019) (2020-2026) (2027-2046) 2046)

Office---Commercial 2,000 2,600 3,700 8,300
Office---Retail 400 600 1,200 2,200
Accommaodation 19,200 23,500 37,400 80,100
Commercial Yard---Commercial 5,100 7,700 14,300 27,100
Other Built---Commercial 5,600 8,400 15,000 29,000
Education 1,100 1,500 2,100 4,700
Outdoor---Commercial 100 100 200 400
Warehouse 12,500 19,100 32,500 64,100
industrial Factory 8,500 11,100 16,200 35,800
Yard---Industrial 5,800 9,200 16,300 31,300
Other Built---Industrial 2,700 4,700 9,900 17,300
Retail Shops---Commercial 4,500 6,400 10,500 21,400
Shops---Food and Beverage 9,000 11,100 17,600 37,700

TOTAL 76,500 106,000 176,900 359,40(
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

Similarly, in the Wakatipu Ward (Figure 0.5), these sectors make up 84% of the total urban business
FE22NRB LI OS RSYFIYyR® ¢KS Y2RStfAy3d aKz2ga OGKIFG Ft22
under the QLDCRecommended growth projection are estimgtat 76,500sgm GFA to accommodate
employment growth between 2016 and 2019. A further 106,000sgm GFA is required to accommodate
growth in the mediurterm and just under 177,000sgm of additional GFA is required to meetdaong

growth. Cumulative demanfdr business floorspace over the letlggm is estimated at approximately
360,000sgm GFA.

Discussion of Business Land and Floorspace Demand

The estimates of future urban business land and floorspace demand are based on a number of averages
and assumptions lich may have a compounding effect on final outputs. Replacing these averages and/or
assumptions with local level data will increase the accuracy of the BDCA over time (and in future updates).
In the meantime, the approach is considered consistent WwtBUNDC guidelines.

The demands for additional business land area should be considered in terms of developable zone area and
not gross zone area as the ratios applied relate to site coverage and exclude public land (roads and
landscape/reserve areas).

The measure of additional land is considered more relevant for future planning for industrial growth as
industrial activities are more land extensive and not easily accommodated inus&bdildings. As such,

the analysis suggests a requirement for Z&a%hadditional industrial activity in the Wanaka Ward by 2026
and 8.3 ha by 2046.

In the Wakatipu Ward, the analysis suggests a requirement for 15.8 ha of additional industrial activity by
2026 and 32.0 ha by 2046 in the urban environment. This ircldeamand within the Air Transport
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Services sector which is likely to require a location within the Airport Mixed Use Zone. Excluding likely
airport demand, mediurterm demand for additional industrial activity would equate to an estimated 13.9
ha and totalongterm demand would equate to an estimated 28.9 ha.

The measure of additional land is also likely to be more relevant for future planning for retail growth as
retail activities are generally limited to the ground floor. However, the measure dgbadtitoorspace is
perhaps more relevant for future planning for commercial growth (particularly commercial office and
accommodation) as commercial activities are more easily located above ground and in conjunction with
retail activities

Total Businessahd and Floorspace Capacity

The NPRJDC requires that vacant land and floorspace capacity (to cater for growth in business activities
identified above) is identified. Vacant land pafdelsirban business enabled zones were identified using
acombinatio® ¥ SEAAGAY 3 o6dAf G FE22NJ I NBF YSGNROA YR A
database. These vacant land parcels were then extensively gratimetd by Council to ensure an
accurate stockake of remaining vacant business capacity.

Anumber of assumptions were applied to classify parcels as vacant. For exarfgimadhcarparks were

treated as vacant, while formed (sealed) carparks were not. Sites currently undergoing construction were
treated as vacant (but it is recognised tHagyt will not be in the shoterm - as soon as they are occupied

by businesses). Both the old Wakatipu High School site and the Lakeview precinct of the Plan Change 50
area were identified as vacant despite existing buildings, given the considerablapa®nt potential

of these two unique sites.

The total current area of vacant business land was 410 ha across QLD. However, some vacant parcels in
greenfield areas (within selected structure plans) had few or no roads identified meaning that the vacan
parcel area oveestimates the likely developable area (once the land is fully subdivided). In order to bring

all vacant parcels to a consistent net developable area, QLDC and M.E agreed on percentage shares that
took account of (and removed) the aregué&ed to accommodate likely final road and open space areas.

Table 0.1 shows the final estimates of developable vacant land capacity in QLD by ward and zone, having
' LILX ASR GKS&S LISNOSydGl3aS &Kl NBa G2 usinelisizohed havd S LJ
remaining (developable) capacity for 252.5 ha of business development. A significant 182.2 ha (72%) is
contained within Special Zones, particularly Remarkables Park (75.8 ha or 30% of the district total),
Frankton Flats B (36.2 ha o%44f the total) and Three Parks (33 ha or 13% of the total).

The nonSpecial Zones account for 70.3 ha of vacant business land capacity (28% of the district total). The
largest share of this (13.8 ha) falls within the Visitor Accommodation Sub Zone lbdw Density
Residential Zone (particularly in Fernhill which makes up 6.5 ha). The next largest area of vacant capacity is
the Rural Visitor zone in Arthurs Point (12.5 ha vacant) and the Queenstown Airport Mixed Use Zone (10.6
ha estimated to be vacant

Overall, 71% (180.5 ha) of total vacant business capacity is located within the Wakatipu Ward and the
balance (29% or 72.0 ha) is in the Wanaka Ward. Generally, the Town Centre Zones have very little vacant

5Not to be confged with unoccupied (vacant) premises.
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capacity, although Plan Change 50 has erkah estimated 3.9ha of vacant business land attributable to

the Queenstown Town Centre zone. Vacant capacity in the Local Shopping Centres is spread between
Hawea, Albert Town, Wanaka (Cardrona Valley Road) and Frankton. Vacant Industrial B laméilately

in the Wanaka Ward.

Table0.1 - QLD Total Vacant Business Land Capacity by Ward and Zone, 2017 (ha)

Estimated Developable Vacan

Area of Vacant Land Parcels (hi
Area (ha) **

Wakatipu Wanaka
Ward **  Ward

Wakatipu Wanaka
Ward **  Ward

Total

Airport Mixed Use Zone 10.6 - 10.6 10.6 - 10.6
Arrowtown Residential Historic Management Zorle - - - - - -

Business (Operative) 0.4 - 0.4 0.4 - 0.4
Business Mixed Use 4.2 0.5 4.7 4.2 0.5 4.7

High Density Residential - - - - - -
High Density Residential (Operative) - - - - - -

Industrial A (Operative) 1.2 1.7 2.9 1.2 17 2.9
Industrial B (Operative) - 13.2 13.2 - 12.5 12.5
Large Lot Residential - - - - - -

Local Shopping Centre 1.9 3.6 55 1.9 3.6 55
Low Density Residential 12.2 1.6 13.8 12.2 1.6 13.8
Medium Density Residential - 0.1 0.1 - 0.1 0.1
Rural Visitor 12,5 - 12,5 125 - 125
Rural - - - - - -

Town Centre Arrowtown - - - - - -

Town Centre Queenstown 5.3 - 5.3 5.3 - 5.3
Town Centre Wanaka - 0.9 0.9 - 0.9 0.9
Township (Operative) - 1.0 1.0 - 1.0 1.0

Sub-Total Non-Special Zones 48.2 22.7 70.9 48.2 22.1 70.3
Special Zone - Arrowtown South - - - - - R

Special Zone - Ballantyne Road Mixed Use - 19.9 19.9 - 14.9 14.9
Special Zone - Northlake - 13.1 13.1 - 2.1 2.1
Special Zone - Frankton Flats A 0.3 - 0.3 0.3 - 0.3
Special Zone - Frankton Flats B 41.1 - 41.1 36.2 - 36.2

Special Zone - Meadow Park - - - - - -
Special Zone - Penrith Park - - - - - R
Special Zone - Quail Rise - - - - - R

Special Zone - Remarkables Park 97.7 - 97.7 75.8 - 75.8
Special Zone - Shotover Country 0.2 - 0.2 0.2 - 0.2
Special Zone - Three Parks - 33.0 33.0 - 33.0 33.0
Special Zone - Jacks Point 134.3 - 134.3 19.9 - 19.9

F F

Sub-Total Special Zones 273.6 65.9 339.5 132.3 49.9 182.2
Total Urban Business Enabled Zones 321.8 88.6 410.4 180.5 72.0 252.5

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.

Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sut
Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

* Contains a mixture of net, partial and gross parcel areas depending on the degree to which roads had been identified and excluded.

** Estimates applied to convert partial and gross parcel area to net developable area where applicable.

*** Wakatipu Ward includes Arrowtown Ward.
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The NPRJDC requires that vacant business capacity also be expressed in floorspace teatosldfe the

building envelope on each vacant business site, Council provided data from the district plan on permitted

or controlled site coverages and building heights. These two parameters were applied to the developable
vacant site area to estimatediground floor GFA and the number of storeys (upper floof)@Rabled by

the plan. A number of exceptions applied and were taken account of in the modelling. The share of capacity
that was anticipated to be occupied by residential apartments in thadsssenabled zones was estimated

and subtracted from the floorspace capacity calculations to avoid double counting capacity captured in the

Housing Development Capacity Assessment (HDCA).

The final estimates of maximum building floorspace on developatdatand in QLD by ward and zone,
having applied the relevant development parameters and residential exclusions are;

1 A maximum of 3,166,300sgm GFA of business development.

1 A significant 1,863,400sgm GFA (59%) is contained within Special Zones, mbarticula
Remarkables Park (22% of the district total) and Frankton Flats B (15% of the total).

1 The nonSpecial Zones account for 1,302,900sgm GFA of vacant business floorspace (41% of
the district total).

1 The majority of norspecial zone capacity falls wittine Queenstown Airport Mixed Use Zone
(396,600sgm GFA theoretically enabled, 13% of the total), Rural Visitor Zone in Axittturs P
(9%) and the Queenstown Town Centre (5%).

1 Overall, 78% of total vacant business floorspace capacity is located withiakhgp¥ Ward
and the balance (22%) is in the Wanaka Ward.

Capacity by Category and Building Typology

laAy3a GKS alyYyS flFyR dzaS&a k o0dzZAf RAYy3a GelLkRt23AasSa A
that aligns these space types with the plagriones that facilitate the space types has been developed by
M.E and Council. This concordance matrix has been developed based on the activity status tables within
the District Plans. Activities that have a designation of Permitted, Controlled, actB®fiscretionary

have been assumed to provide capacity for those activities within a given zone.

A loose coupling exists between the described activities (within the District Plans) and the defined land use
/ building typologies as the definitionsaattivity in the Operative and Proposed Plan are often more general
or have slightly different meanings. Some exceptions were applied for practical reasons in the modelling.

At a parcel level, the vacant developable land area identified and calculated §ommand upper floor

GFA capacity is attributed to each land use / building typology that is positively identified in the matrix

according to the zone or structure plan precinct it is located within. Vacant ground floor business space is
attributed toenabled building typologies in the same manner as vacant land area. However, an additional

6 An average of 3m was applied to calculate storeys from building height provisions unless otherwise specified. Upper floor GFA
was calculated as ground floor area multiplied by the number of above ground storeys.

Page |12



step was included in the model before vacapperfloorspace is attributed to relevant space types, as
follows:

! M.E has assumed that there is no potential foaili#tg to locate above ground floor (i.e. they
are constrained to ground floor capacity only). This is to reflect their strong location
preference for ground floor premises (with the exception of malls, which are less common in
QLD than in many other igs). M.E is aware that in Queenstown Town Centre, there are
examples of restaurants operating in second floor premises, however, to be conservative, this
is not assumed to apply for remaining vacant capacity.

1 M.E has also assumed that sites enabletiMfarehouses, Factories, YacdSommercial, Yards
¢ Industrial and Other Buitdindustrial are constrained to ground floor development (i.e. have
no upper floorspace capacity). Generally, warehouses and factories are single use buildings
and are unlikelyo have other land use activities developing above them (i.e. they are the
single occupant of the site).

9 ,FNRa lfaz2>x o0& yliadNBI R2 y20 KIFI@S Fft22NaLN
1 These assumptions take a conservative approach to estimating Industrial capacity.

The esults (discussed below) are vacant land and GFA area by enabled spagartypgput compatible
with the demand modelling outputs.

Importantly, because there are many cases where multiple uses are allowed on one piece of land, vacant
land and floorspee capacities araot additive The allocation of land/GFA to commercial land uses may
mean that the land cannot be used for opposing/different land use types. For example, allocating land for
the development of an office block would remove the land astengial warehousing site, and vice versa.
Therefore, the vacant land and GFA capacity in the following sections should not simply be summed (and
G2GFt & FTNB y2i aK2¢y | OO0O2NRAy3Ifte ONRaa (KS aLl) C
eachlanduse or category.

Table 0.2 shows that in the Wanaka Ward, there is a maximum potential for 56.4 ha of Commercial land
use, 37.8 ha of Industrial land use and 35.2 ha of Retail land use. More than a third (44%) of potential
Commercial capacity and %7of potential Retail capacity in the ward falls within the Three Parks Special
Zone.

In the Wakatipu Ward, there is a maximum potential for 151.2 ha of Commercial land use, 43.6 ha of
Industrial land use and 43.5 ha of Retail land use. A significéiohpaf the potential Industrial capacity

(62%) falls within the Frankton Flats B Special Zone and the Queenstown Airport Mixed Use zone (24%).
The majority of Wakatipu ward Retail capacity is within Franktown Flats B (27%) and Remarkables Park
(B1%)zo8ad® wWSYIFNJFotSa tIFN] Fftaz2z LRAISYGAFtt & LINROJA

7In this assessment includes the categories; QffiRetail (Real Estate Agencies and Optometrists), §l@mamercial and Shops
¢ Food and Beverage
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Table0.2 ¢ Vacant Business Land Capacity by Category, Zone and Ward (ha)

Airport Mixed Use Zone

Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise
Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point
Sub-Total Special Zones

Arrowtown Residential Historic Management Zon

Wanaka
Ward

Wanaka
Ward Ward

Wanaka

Commercial Industrial RGN

¢

r

12.5

0.5 0.5
1.7 -
125 0.2
- 3.6
- 0.1
- 0.9
- 0.5
147" 5.9
14.9 -
- 2.1
8.2 27.2
23.1 29.3

Wakatipu  Wakatipu
Ward Ward

Commercial Industrial

- 10.6
0.4 0.4
4.2 4.2
1.2 1.2
1.9 -

12.2 -
12.5 -
5.3 -
376" 16.4
0.3 -
24.3 27.2
75.8 -
0.2 -
13.0 -
113.5 27.2

Wakatipu
Ward

Retail

11.9

13.5
0.2

6.2
32.1

Total Urban Business Enabled Zones

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.

Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

Wakatipu Ward includes Arrowtown Ward.

Table 0.3 shows that in tWanaka Ward, there is a maximum potential for 553,400sqm GFA of additional
Commercial floorspace, 147,600sgm GFA of Industrial floorspace and 107,600sgm GFA of Retail floorspace.
More than half (59%pf potential Retail capacity falls within the ThreekB&pecial Zone.

In the Wakatipu Ward, there is a maximum potential for 1,730,000sgm GFA of additional Commercial
floorspace, 253,700sgm GFA of Industrial floorspace and 241,600sgm GFA of Retail floorspace. Just under

8 This includes the potential retail capacity across the entire zone, noting that caps have beethesedde! for the Commercial
Core and Deferred Commercial Core of the Three Parks Special Zone
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a third (32%) of the Retail capgds within Remarkables Park, and 25% of this capacity is in Frankton Flats

(B).

Table0.3 ¢ Vacant Business Floorspace Capacity by Category, Zone and Ward (GFA)

Airport Mixed Use Zone

Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise
Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point
Sub-Total Special Zones

Total Urban Business Enabled Zones

Arrowtown Residential Historic Management Zor

WERELE!
Ward

Wanaka
Ward

Commercial Industrial

1)

4

11,400

25,600
99,300
50,100
13,100

800

20,400
15,400
236,100"

63,600
26,900

226,800

317,300
553,400

12,800
49,900

66,300

54,300

27,000

81,300

147,600

Wanaka
Ward

Retail

63,100

64,100

107,600

Wakatipu

Ward

Commercial

28,000
97,400
279,200

165,900

2,400
166,000

704,400
1,100

185,900
1,059,800

1,730,000

Wakatipu
Ward

Industrial

Wakatipu
Ward

Retail

79,300 -
2,700 -
31,700 31,700
9,000 -
- 14,000
- 20,400
122,700 66,100
- 800
131,000 60,400
- 76,700
- 1,100
- 36,500
131,000 175,500

253,700

241,600

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.

Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

Wakatipu Ward includes Arrowtown Ward.

Discussion of Business Land and Floorspauacy

Redevelopment Capacity

There will be some capacity available through the redevelopment process that is not captured in the results
above (as they relate only to vacant land capacity).
occupied land isyrchased and additional development occurs to either change its usage, or to increase

the amount of use that is made of it currently.
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One way to estimate the amount of additional capacity potentially available in an area is to look at the
average level aevelopment intensity (number of storeys or floor area ratios) achieved across the entire
area, then look at the level of intensity on sites that are significantly lower than the average. These may be
sites that have redevelopment potential to bring theloser to the revealed development intensity of the
balance of the area.

This can be done across commercial centres and industrial areas. However, there are issues with
redevelopment capacity that arise when the type and nature of business land uset@kerotinto
consideration. For example, it may be that through an analysis of an industrial area, a number of seemingly
underutilised sites are identified that may represent capacity. However, they may exist as important parts
of the production processither as turning bays for trucks or as storage areas for completed or partially
completed goods.

In this study a conservative stance has been adopted and it has been assumed that the only capacity that
is truly available iacant capacity This is an aa that could be investigated further by QLDC if they wished

02 dzy RSNEGFYR GKS RSLIIK 27 {NYzS A @ooddkatpldiodthisdsithie K A y
proposed Business Mixed Use Zone along Gorge Road, Queenstown whereby a mix s§ aodine
residential uses are anticipated in the PDP. There is currently not a lot of vacant capacity but lots of
potential for redevelopment. The proposed PDP rules are more enabling with substantial increases in
height promoted.

As a general guide, ifatexisting business zones prove to have provided for sufficient capacity by simply
providing for vacant capacity, then redevelopment capacity is not required. Also, the amount of
redevelopment capacity that is taken up over the short, medium aneéomgwill obviously have an effect

on the takeup of vacant capacity. It is recommended that Council monitor this.

Business Capacity in Special Housing Areas

The approved SHAs in the Wakatipu Basin offer limited business capacity in addition to that calculated
I 02@3So® LG Aa K26SOSNI ySG RRAGAZ2YIE (2 ad9Qa Sa

Business Capacity in the Rural Environment

There are business enabled zones outside the defined urban environment. Vacant capacity has not been
modelled or identified in those zones. It is assurthed any vacant capacity in those locations will be
utilised for demand attributed to the rural environment.

Alternative Vacant Capacity Outcongd@emoving the Overlap

The approach adopted by M.E to demonstrate vacant land (and GFA) capacity forbiigimess
development in QLD reflects the flexibility of some district plan zones to enable a range of potential land
uses. Hence the overlap of capacity. The approach does not assume a development outcome on any
particular vacant parcel as this is unéng ® | 26 SOSNE AdG A& LRRaaAroftsS (2
development that reflects potential market pressures, including maximising investment returns in
particular parts of the district.
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A single, alternate scenario has been developed thatvemthe overlap of capacity in those zones where
flexibility is enabled between Retail, Commercial and/or Industrial activity. The sceindicatize only
monitoring of vacant land uptake will indicate how relevant this scenario may or may not be.

The scenario is based on a series of allocation rules which apply to all vacant parcels in each zone (and do
not allow for different parcels to develop according a different mix of activities. This is a limitation of this
scenario). The assumptions takec@amt of current development patterns and also the feasibility
(attractiveness) of different zones for different types of activity (discussed further below).

Table 0.4 presents the results of the alternate scenario for vacant land area capacity bydvasdean

Under these allocation assumptions, in the Wanaka Ward, there would be capacity for 42.9 ha of
Commercial land use, 28.8 ha of Industrial land use and 34.9 ha of Retail land use (all mutually exclusive).
Commercial and Retail capacity is domiddig the Three Parks Special Zone (70% and 78% respectively).
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Table0.4 ¢ Alternate Scenario Vacant Business Land Capacity by Category (ha)

Wanaka Wanaka Wanaka  Wakatipu Wakatipu  Wakatipu
Ward Ward Ward Ward Ward Ward

Commercial Industrial Retail

Commercial Industrial RGN

Airport Mixed Use Zone - - - - 10.6 -
Arrowtown Residential Historic Management Zon
Business (Operative) - - - 0.4 - -
Business Mixed Use
High Density Residential - - - - - -
High Density Residential (Operative) - - - - - -
Industrial A (Operative) - 17 - 12 - -
Industrial B (Operative) 0.2 12.3 - - - -
Large Lot Residential - - - - - -
Local Shopping Centre 3.3 - 3.6 1.9 - 1.9
Low Density Residential 1.6 - - 12.2 - -
Medium Density Residential 0.1 - - - - -
Rural Visitor - - - 12.5 - -
Rural - - - - - -
Town Centre Arrowtown - - - - - -
Town Centre Queenstown - - - 5.3 - 53
Town Centre Wanaka 0.9 - 0.9 - - -
Township (Operative) 1.0 - 0.5 - - -
Sub-Total Non-Special Zones 7.7 14.0 5.6 37.6 10.6 114
Special Zone - Arrowtown South - - - - - -
Special Zone - Ballantyne Road Mixed Use 3.0 11.9 - - - -
Special Zone - Northlake
Special Zone - Frankton Flats A - - - 0.3 - 0.3
Special Zone - Frankton Flats B - - - 18.7 17.5 6.5
Special Zone - Meadow Park - - - - - -
Special Zone - Penrith Park - - - - - -
Special Zone - Quail Rise - - - - - -
Special Zone - Remarkables Park - - - 75.8 - 135
Special Zone - Shotover Country - - - - - 0.2

¢
'
'
'
'

Special Zone - Three Parks

Special Zone - Jacks Point
Sub-Total Special Zones

Total Urban Business Enabled Zones

30.1

35.2
42.9

2.9

14.8
28.8

27.2

29.3
34.9

19.7
114.4

152.1

17.5
28.1

6.2
26.6

38.1

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.
Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).
Wakatipu Ward includes Arrowtown Ward.

In the Wakatipu Ward, there would be potential capacity for 1Ba.&f Commercial land use, 28.1 ha of
Industrial land use and 38.1 ha of Retail land use. Excluding the potential Industrial capacity within the
Airport Mixed Use zone, this would leave 17.5 ha of industrial capacity in Frankton Flats B. Theeshgle larg
volume of Retail capacity is within Remarkables Park (35%).

Table 0.5 shows that under these allocation assumptions, in the Wanaka Ward, there would potentially be
342,400sgm GFA of additional Commercial floorspace capacity, 110,900sgm GFA @l Ifidoistpace
capacity and 106,600sgm GFA of Retail floorspace capacity. In the Wakatipu Ward, there would be
potential capacity for 1,550,600sgm GFA of additional Commercial floorspace, 156,100sqm GFA of
Industrial floorspace (inclusive of the Airpamyd 234,000sgm GFA of additional Retail floorspace.
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Table0.5 ¢ Alternate Scenario Vacant Business Floorspace Capacity by Category (GFA)

Airport Mixed Use Zone

Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise
Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point
Sub-Total Special Zones

Arrowtown Residential Historic Management Zon

Wanaka
Ward

Wanaka
Ward

Commercial Industrial

e

22,800
13,100
800

12,900
11,300
69,300
28,300
25,900

218,900

273,100

Wanaka
Ward

RGN

Wakatipu
Ward

Commercial

14,000
97,400
279,200

145,500

1,600
147,200

169,900
946,400

Wakatipu
Ward

Industrial

76,800

Wakatipu
Ward

Retail

76,700
1,100
36,500
167,900

234,000

Total Urban Business Enabled Zones 342,400 110,900 106,600 1,550,600

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.
Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

156,100

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).
Wakatipu Ward includes Arrowtown Ward.

Development Feasibility and Infrastructure

The approach described above focuses on establishingeplbled capacity. That is, the amount of
theoretical capacity that arises by way of the Proposed and Operative District Plan zoning and other
provisions. This volume of capacity may not transtateactual business properties available to
FO02YY2RIGS ANRGUK dzyt Saa AG Aa aFSlFraArofSé (G2 RS

TheNP$ 5/ RSTAySa aFSlLairotSée a F2ttz2gpay
Feasible means that development is commercially viable, taking into account the current likely

costs, revenue andeld of developing; and feasibility has a corresponding meaning.
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Feasible means commercially viable for a developer to develop given current costs, revenues and yield. A
cost and revenudased approach for residential development is relatively simpileairthe numbers of
development options for a residential developer are usually relativelyGasadire the ownership options.

This means development feasibility can usually be determined with a simple residual value type
development model. This tyjpé model starts with the anticipated final sale price and deducts all the costs
associated with developmegth y Of dzZRA Yy 3  RS@St 2LISNRA YI NAAYy ® ¢ K
LINAOS FyR ff 2F (KS RS@St 2 LIp&NIathe®ddandiremiia viabl& S |
LT GKS flyR Aada LINAOSR KAIKSNI GKIy GKIFIGX G&KSy (F
regardless of the zoning.

For business land, the situation is more complex. The type and nature of business devdbfanmore

varied than residentia] retail and commercial clients have a wide range of development types that might
be suitable for a piece of land, each with different build costs, ownership types and developer margins.
Industrial land may be dewgled in a bespoke manner by a particular manufacturer that may wish a
purposebuilt plant and plan to operate it for as long as the business is viable. This type of developer may
be able to amortise costs across a very long timeframe, so is motivatediffengntly from a developer
looking to build more generic tilt slab industrial units for rapid sale.

Because of these complexities a residual land value type model is not appropriate for business land
assessments. Mul@riteria Analysis (MCA) providasway for Councils to frame the development
opportunities within their district by scoring them against a set of agreed criteria. Each criterion plays a
large of small role in the development and locational decision, so is given a large or smaltisbaotabf

area score.

Each broad are@which is based on Statistics New Zealand boundasid®n scored against the criteria

and the rating is added up to provide an overall score (and ranking). The scoring isfeosirapme and

in future updatesthe relative scores for each area may change as areas become more or less attractive.
Comparisons can be made between where the plan enabled capacity resides and the total MCA score for
those areas, highlighting any mismatches between plan enabled capadithe areas that are most
desirable to be developed. If capacity is provided in the areas that score highly in the MCA, Council can be
confident that development will proceed. However, if capacity is clustered in areas that score poorly on
the MCA proess, they may find businesses do not develop that land, and pressure will be brought to bear
on other land. This may lead to unintended consequences.

An MCA has been built for QLD to inform the BDCA. It defines the district into broad locationsaté separ
model has been built for Commercial Visitor Accommodation, Industrial and Retail development. The latter
is also broadly applicable to Commercial Office development as they are often compatible on the same site.
Criteria have been defined for each dochl stakeholder feedback contributed to the agreed set of criteria

and their weighting. The scoring of each location against the criteria was carried out jointly by QLDC and
M.E. The following graphs compare maximum potential plan enabled capacitst sigairesults of the

MCAC the ranking of locationg for each land use. M.E notes that the MCA is not able to take account of
market specialisation (i.e. operators looking for specific locations for reasons outside those identified in the
MCA, includingrice, or who have different priorities (weightings) than those applied). Some operators
may also limit their options to just the Wakatipu Ward or just the Wanaka §¥Masiich cases the relative
ranking of locations within these catchments still applies
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Commercial Visitor Accommodation Capacity Feasibility

Figure0.5 ¢ MCA Results by QLD Area and Commercial Visitor Accommodation Capacity
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Figure 0.5 shows that the majority of vacant capacity for comateisitor accommodation sits within the
Frankton area, which ranks highly in terms of its location attributds @ large portion of capacity is in
Wanaka Central (which includes Three Parks) which is less desirable relative to some other areas where
there is some vacant capacity, although is ranked equal with Arthurs Point and is the highest ranked
location within the Wanaka Ward. This suggests that hotel developers (for example) might be more likely
to seek vacant capacity in Queenstown, Frankiarren Park, Frankton Arm or Sunshine Bay before
OK22aAy3a 2FyIlL1F /SyaNrtz Ittt StasS o6SAy3a Sldzto
term prospect based on this approach.
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Industrial Capacity Feasibility

Figure0.6 ¢ MCA Results by QLD Area and Industrial Capacity
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Figure 0.6 shows that a significant amount of potential vacant Industrial capacity is located in the most
desirable location for industrial developmenErankton. This aludes the airport and Frankton Flats B.

This is followed by capacity in Wanaka Central (areas around Ballantyne Road), the second most desirable
location. This suggests a high level of certainty that this capacity will be developed (although the rate of
take up is not able to be determined from this part of the analysis and will depend on the rate of demand
growth). It also indicates that potential for redevelopment of existing sites elsewhere (other existing
industrial zones) to provide industrial cajtq is unlikely given the abundance of vacant capacity in more

optimal locations.

Retail and Commercial Office Capacity Feasibility

The MCA analysis shows that a significant amount of potential vacant Retail or Commercial Office capacity
is also locad in the most desirable locations for retail and office developmémainkton and Wanaka

Central. This includes Frankton Flats A and B, Remarkables Park, Frankton Local Shopping Centre, Wanak
Town Centre and Three Parks. This suggests a high leediagity that this capacity will be developed

(although the rate of takep will be driven by demand).
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Figure0.7 ¢ MCA Results by QLD Area and Retail and Commercial Office Capacity
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The next largest areaf vacant capacity is in Jacks Point (the two village precincts), theq@al most

desirable location. All else being equal, demand is likely to focus on remaining capacity in Queenstown
Central, then Queenstown Bay and then Warren Park (all areasplaa Plan Change 50) in advance of

Jacks Point (Figure 0.7). But even development of Retail and Commercial Office space in the Plan Change
50 area might be delayed while growth is focussed on Frankton and Three Parks in the first instance.

Infrastructure and Feasibility

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

G5S@St2LIYSYy G Ay TNI al NHIOGeferBotthe water SuSplly, wgisBewateh stornii K S
water, and land transport networks (as defined in the Land Transport Management Act 2003, to the extent
GKFG AG Aa O2y iNRBEtSR o0& €20t I dzi K2 NR (0 NS2ZOW diNESI {
NEFSNE (2 20K Sitical WarasFuct@elBuch 2ablJopgh2 space, social infrastructure,
telecommunications and energy. Local authorities are required to ensure (under Policy Al) that the
development capacity identified in this reporEis 2 NJ OF'y 06SX &aSNIBWAOSR o6& aR
| 26 SOSNE (GKS d20KSNJ AYFTNF aGdNUzOGdzNB¢ ySOSaal NB (2
of effective and efficient urban environments, and together supports the achievement ofesmiaimic,

and cultural wellbeing.

Infrastructure service levels for water and waste water are included as criteria for both Commercial Visitor
Accommodation and Industrial development in the MCA structure. The feasibility of roading infrastructure
is captired indirectly through criteria addressing traffic congestion and accessibility to major roads.
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The high growth rates that QLD is experiencing require massive commitments to new development
infrastructure and upgrading and the consolidation of existifgastructure. New or upgraded
infrastructure can take a long time to plan and fund and implement. Intensification of existing urban areas
has implications for the capacity, functioning and maintenance of existing networks; whereas areas of new
greenfiet growth require careful planning to ensure that infrastructure can be provided in an efficient
manner and with regard to impacts on already planned infrastructure anddangopportunities.

Infrastructure networks and growth need to be planned in aggirsited manner to realise a range of long
term benefits over a wider area than the development site. Integration of urban development and
infrastructure is central to the objectives of the NBF3C, and importantly, is a requisite for the
development capaty identified in this assessment under Policy Al.

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

QLDC planning and Infrastructure departments have worked closely together and are satisfied that all
proposed zoned land can be serviced in the short, medium anddong Releant considerations include:

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

T ¢KS 1S@ IINBlFa ARSYGATASR FT2NJodzaAySaa 3ANRsI
SYGANRYYSYG Qs ! D. 3 |y RewaleKsshensel bbudddiies dadllaie & |
therefore serviced, or planned to be serviced, with development infrastructure in the context
of Policy Al.

1 ! ydzYoSNJ 2F 1S@é& odzaAy Saa 3 NPDstid Plan N&udingA G KAy
Remarkables Park,dfkton Flats, Ballantyne Road Industrial and Three Parks. These special
zones have defined capacities and associated parameters for the provision of servicing and
transport infrastructure. Private infrastructure within these zones, such as internal road
networks, provision of reserves and open space (if deemed necessary) and service connections
are the responsibility of the developers. In terms of the Jacks Point Special Zone this is serviced
by a combination of QLDC services and private schemes.

1 The Queastown and Wanaka Town Centres are currently projected to have capacity for
growth in the water supply, storm water and wastewater networks. Both wastewater
networks have a diminishing level of redundancy in some critical assets and a programme of
capitalprojects to improve the level of service in terms of redundancy is planned within the
first five years of the proposed LTP.
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1 Councilhave imposal an area specific development contributions to developments in
Frankton Flats and Remarkables Park to fungtbeision of stormwaterFrankton Flats area
currently has marginal capacity in the water supply. A project to develop a new water source
adjoining the Shotover River is underway and is planned to be supplyingahisrgrowth
area in 2019.

1 South andzast Wanaka have sufficient water supply and wastewater capacity in place for the
current zoning and growth rate. It is expected that this will be further improved by the
implementation of Master Plan projects that will come out of the Wanaka Masterpleesst.

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

1 A number of servicing constraints exist within the Albert Town, Luggate and Hawea Township
zones. Funding for all three locations has been allocated in the propose@ @R .8ong
Term Pan and the work will take place in the next few years. As such, these issues should not
be significant enough to delay development to the zoned capacity.

1 In general, the QLDC is satisfied that other infrastructure required to support urban
development isikely to be available.

Sulfficiency of Plan Enabled Capacity

The results of the demand and capacity assessments are brought together to provide a quantitative
comparison between them to determine the sufficiency of capacity provided for in the QLD wiveasdu

zones. TheNPS5/ t 2f A0& ! m NXIj dzA NB a af adyheftime thizie i BuffidieintA S a
development capacity ® ¢KFG YSIya (GKFG GKS flFryR A& 12ySR |
identified in the various plans astrategic documents over the next 30 years.

The results below aggregate demand and plan enabled capacity according to Commercial, Industrial and
Retail categories. Wanaka and Wakatipu Ward results are showrysiake as well as the total across all

uUNb Iy odzaAySaa SyloftSR T2ySao 9 OK OFGS3I2NER Aa
Recommended growth projection.

When interpreting the results below, it is important to remember that there is considerable overlap in plan
enabled land usm some business zones throughout the urban environment (refer section 5.3). This means
that the capacity figures are necessarily reported as maximums. They are not additive and utilisation of
capacity for one use will reduce the available capacity tieeraises. The results are presented with
demand estimates increased by a margin of 20% in the short and medium terms and by 15% in the long
term to meet the requirements of Policy C1, which states;

a¢2 FLFOU2NI AY (KS LINE LiadiitHagmay ndtbe devBlopadhidddditiorR S @ S
to the requirement to ensure sufficient feasible development capacity as outlined in policy PA1, local
authorities shall also provide an additional margin of feasible development capacity over and above
projectel demand of at least;
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T 20% in the short and medium terms, and
f mMp: AYy GKS f2y3 G§SN¥Yoé

Commercial Business Land and Floorspace Sufficiency

Figures 0.8 and 0.9 compare cumulative demand for commercial buindsmticipated within urban
business enabled zes with maximum potential vacant commercial land capacity. The analysis shows that
the District Plarprovides sufficient capacity for all commercial land uses in the short, medium and long
term, including with a margin on top of demand, in both the WaaakibWakatipu Ward business zones.

This is based on the Recommended growth projection (but equally applies under a higher growth outlook).

2 KAfAald FOly26ftSRIAYT GKEG | LERNIAZY 2F GKS WYl E.
be utilisel for Retail or Industrial activities, the surpluses are significant. The yellow line shows the alternate
capacity scenario, where the overlap with other potential daseks has been removed. In terms of
commercial floorspace demand and capacity (not lggdpbelow but discussed within the report), the

same sufficiency is evident (and significant) over all time periods.

Figure0.8 ¢ Commercial Land Demand and Capagityanaka Ward Business Zones

Wanaka Ward Urban Business Zones - Commercial

80.0 i S oo

Land {ha})
B
o
o

11.8

6.7
10.0 2.8 -
: — 1
Short Term (2016-2019) Medium Term (2016-2026) Long Term (2016-2046)

mmmm Demand Incl. Margin (Recommended) Demand Incl. Margin (High)

= \|aximum Potential Business Zone Capacity Alternate Scenario Business Zone Capacity

Page |26



Figure0.9 ¢ Commercial Land Demand and Capagciyakatipu Ward Business Zones

Wakatipu Ward Urban Business Zones - Commercial

169.9 169.9 169.9

180.0

160.0
140.0
120.0
100.0

80.0

Land {ha)

60.0

36.3

40.0

19.0
20.0 8.1
: o ]

Short Term (2016-2019) Medium Term (2016-2026) Long Term (2016-2046)

mmmm Demand Incl. Margin (Recommended) Demand Incl. Margin (High)

== M aximum Potential Business Zone Capacity Alternate Scenario Business Zone Capacity

Retail Business Land and Floorspace Sufficiency

Figures0.10 and 0.11 compare cumulative demand for retail busitess anticipatedwithin urban
business enabled zones with vacant retail land developed to its maximum potential capacity and the
alternate capacity scenario. The analysis shows th&litgct Plamprovides sufficient capacity for all retail

land uses in the short, mediuand longterm, including with a margin on top of demand, in both Wards.
This is based on th@LDRecommended growth projection (but equally applies under a higher growth
outlook).

The surpluses are significant, particularly in the Wanaka Ward duly largfee yet to be developed Three
Parks area. This includes an area that is located in the Deferred Commercial Core that provides for an area
that can be rezoned for commercial development in the future, once the rest of the Three Parks Special

Zone haveen largely developed.

Retail land use offers higher returns on development and so will often take precedent over industrial and
commercial land use on the ground floor. This is reflected in the allocation assumptions made for the
alternate capacity sceamio, hence a very similar outcome to maximum plan enabled capacity, particularly
in the Wanaka business zones. In terms of rétamlspacedemand and capacity (not shown here), the
same sufficiency is evident over all time periods and the same leeztaihty in these results applies.
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Figure0.10 ¢ Retail Land Demand and Capagi¥Wanaka Ward Business Zones

Wanaka Ward Urban Business Zones - Retail
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Figure0.11 ¢ Retail Land Demand and CapagiWakatipu Ward Business Zones

Wakatipu Ward Urban Business Zones - Retail
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Industrial Business Land and Floorspace Sufficiency

Figures 0.12 and 0.13 compare cumulative demand for industrial bukindsshticipated within urban
business enabled zones with vacant industrial land developed to its maximum potential capacity and the
alternate capacity scenario. A third comparison is provided which is the alternate capacity scenario
excluding the capacity pvimled in the Queenstown Airport Mixed Use Zone (and the associated exclusion

of Air Transport Services demand from the Wakatipu Ward).
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The analysis shows that tbéstrict Plarprovides sufficient plan enabled capacity for all industrial land uses
in theshort and mediurterm, including with a margin on top of demand, under the Recommended growth
projection (and also under a higher growth outlook) in both the Wanaka and Wakatipu Wards.

Figure0.12 ¢ Industial Land Demand and Capagityvanaka Ward Business Zones

Wanaka Ward Urban Business Zones - Industrial
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It is important to acknowledge that that a portion of industrial capacity could alternatively be utilised for
commercial or retail activities, more so in the Wakatipu Ward due to flexibiliyria Erankton Flats B
precincts, but in both wards due to the flexibility provided in the Business Mixed Use zone for light
industrial/service activities (noting that warehousing and storage aneupotcilities (including vehicle
storage) are considerdd be a Restricted Discretionary Activity in this zone.

While Frankton is a desirable place for industrial development (due to good access to key transport routes
and large flat sites), it is also desirable (highly feasible) as a retail or commeetagrdent area (due to

its proximity to the market, profile, parking and public transport access (among other attqlageshe

MCA discussion and appendices). Hence the potential for industrial capacity (green line) is likely to be
overstated due to aatge amount of this capacity being located in prime locations for commercial/retall
use. This is reflected in the significant decrease in industrial capacity in the alternate capacity scenario
(vellow line).

In the longterm, theDistrict Plas provide sifficient capacity to cater for projected industrial land demand
(and allowing for a margin on top of demand), but only if developed to its maximum patemtiah is
highly unlikely. M.E note that this outcome applies to the Recommended growth projaatiwould not
apply under a higher growth outlook. Under the alternate capacity scenario, there isertorgiortfall

of industrial capacity (37.6 ha of demand relative to 28.1 ha of capacity by 2046).
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Figure0.13 ¢ Industrial Land Demand and Capagityakatipu Ward Business Zones

Wakatipu Ward Urban Business Zones - Industrial
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The situation is more concerning when demand and capacity for the Queenstown Airport Mixed Use Zone
is excluded (light blue bars for demand and pink line for capadjen evaluated in this way, the
alternate capacity scenario indicates that there is almost a shortfall ofajmmrt) industrial capacity in

the mediumterm. A shortfall would be expected very shortly after 2026 given the rate of demand growth.

Acrass the total district, there would be sufficient industrial capacity in thetkemng under theQLDC
Recommended growth projection and alternate capacity scenario. In théelomgthe surplus in the
Wanaka Ward would not offset the shortfall in the WatkaWard during that period.

Care is however needed when considering the ability of demand in one ward to be serviced by capacity in
the other ward in any time pericahd the district level outcomesQLD differs to many other high growth
areas becauséhe Queenstown and Wanaka urban areas are geographically separate and operate in
distinct industrial catchments because of the distance and topography between the two main towns.
Heavy vehicles are unable to use the Crown Range Road and need to acedsswiadromwell, which

is an approximately 75 minute car drive. In this regard, Cromwell is likely to be more feasible location for
industrial activities that need to service both QLD wards and may become more relevant if a shortage
occurs at this time&me. For this reason, the district level outcomes should not be relied upon and are
reported for completeness only. It is important in QLD that sufficient industrial land is provided in both
wards.

Conclusions and Future Updates

The upshot of this analysis of sufficiency is that Bistrict Plarprovides a significant surplus of capacity

for projected growth in demand for both retail and commercial sectors for the next 30 years. There is also
reasonably strong alignment betwemsults of the MCA framework and plan enabled capacity, indicating
that Council has zoned land that is appropriately located and is likely to meet developer requirements.
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The Wanaka Ward is well served with industrial capacity for the foreseeable fhaunis to new zones
created in the Ballantyne Road area, including the presence of the Industrial B zone. The objective of this
zone is to provide a mix of business, industrial, service and trade related activities and avoid residential,
office (nonancilary) and most retails uses.

Conservatively, the Wakatipu Ward could have 28.1 ha of vacant industrial capacity (based on the alternate
scenario discussed above). This is out of a potential maximum capacity of 43.6 ha if none is taken up by
retail or commecial activity (which seems unlikely). This capacity (28.1 ha) does include significant vacant

capacity in the Queenstown Airport Mixed Use zone (an estimated 10.6 ha). Excluding that, the remaining
17.5 ha (a more conservative estimate) is all thaftisd cater for industrial land demand in the Wakatipu

Ward (excluding Air Transport Services) of around 34.0 ha over the long term.

Under the alternate capacity scenario, this industrial land is located entirely within Frankton Flats B
Precincts D (10.@stimated developable ha) and E1 (6.8 estimated developable ha). This will not be
adzZFFAOASY(l 0S@2yR HnHc O00GKS YSRAdzY GSNXYO | O0O2NRA

In light of the pressures facing business zones enabling industrialsn@ouncil will need to be vigilant

in monitoring the ugtake of vacant sites, particularly in the Frankton Flats. Monitoring will allow QLDC to
regularly update the stoelake of vacant business sites in light of current construction and approved
building consents. It will also inform what land uses are being developed on sites potentially available for
industrial activities.

In terms of the Future Development Strategy and future development responses, M.E recommend that
attention be given to the prasion of additional industrial zoned land in the Wakatipu Ward to meet
mediumlong term demand (or mediuterm demand to take a more conservative approach).

Page |31



1 Introductionand Approach

The National Policy Statement on Urban Capac{fyPSUDC) came intoffect on 1
December 201&nd requireslocal authorities to ensure there éougHh® housing and
business land to meet expected demanssr a 30year period

Under the Resource Management Act 1991 (R&W) regional policy statements, regional plans and
district plans must give effect to the objectives and policies of thdMDESThis means that the results of

this assessment will inform targets for housing and business land to be included in the District Plan, and
any zoning and provisions required thieve them.

Queenstown Lakes District (QLDylentified as ahigh growthdzNJD I y 1! undeBtheéNPSIDCand is
subject to the full suite of provisiommd the NPSJDC Queenstown Lakes District Council (QLDC) must
complete acomprehensivassessmendf demand and capaciiyn the district plan foboth housing and
businessctivitiesat leastevery three yearsstarting from 31 December 2017.

This report, prepared by Market Economics Limited (M.E) in collaboration with QLDC, delivers the first
Businss Development Capacity Assessment (BDS&Ajeparate Housing Development Capacity
Assessment (HDCA) has also been undertaken and is detailed in a separaté Tép®nteport briefly
touches on the interaction between the two markets.

ThisBDCAprovidesdetailed analysis of the QLD business market, including drivers and influences on
demand and supply, and the sufficiency of capacity provided within the districAplarsimple summary,
the approach taken in the assessment, and detailed in this regort,

1 Demand Assessmef8ection 4)an assessment of demand for business land floor spacever
the shortterm 20162019, mediumterm 2019-2026and longterm 20262046
1 Capacity AssessmefBection 5)an assessment ofacant land and plan enablézbned) capacity
for business land and floor space over the skemn, mediumterm and longierm.
1 Feasibility assessment (Section®8 S L2 NIiA2y 2F o6dzaAySaa f+FyR OF
T Sufficiency assessment (Sectiontt®:results of the demanda capacity assessments are brought
together to determine the sufficiency of capacity provided for in the QLD urban business zones

9

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

0] 2dzaAy3 FYR o6dzaAySaa frFryR OFLIOAGE Ydzal -BOX aaddzFFAOASYGE |y
11 ¢Highgrowth urban ared A & RS T A YUDR. Quegnstivwk & ddfined as a high growth urban area due to having a
combined resident population andsitor population of over 30,000 people, ahe resident population is projected to grow by

more than 10% between 2013 to 2023.

12Housing Development Capacity Assessment 2@Teenstown Lakes Distfiexx2018.
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Theseresultg At f 0SS | 1Se& LI NI todnformfutldzylahiirigand infasBiuckRe y OS
decisiors, in paricularthe R S @S f 2 LIYFatdré Degepmient Strate@f(FDSyvhich is also required

under the NP&DC by December 2018he results will also inform the setting tafgets in the District

Plan and the Proposed Regional Policy Statement for Qtagmsure that sufficient business capacity is
provided in the medium (to 2@ and longterm (to 204%).

ThisBDCAocuses on the developmegapacityof the Queenstown and Wanaka urban environm&nts
which have each been defined asidcussedurther in sectionl1.2 Areasoutside the urban environment
have been included in tllemandassessment, which includes thestrictas a whole, buhese areasave

not been modelledpecifically in termsf land requirements and sufficiencyaafpaciy. Businesslemand

for space, in particular from tourism related activities arisgside of the urban environmenet plays a
veryimportantrole to the local economylt isacknowledged that the responsive planning policies of the
NPSUDC can be applied outsidesthoundaries of the urbaenvironment howeverthis is the second
phase of the NRBDC implementatiorthat follows from the results of this assessment and will be
considered in thePS

QLDC also recognise that there is anecdotal evidence that drivdemahd in Queenstown and Wanaka

also affect the business and housing markets in other smaller nearby centres, particularly Cromwell, and in
areas that are located outside th@LDurban environment. This assessment briefly discusses the
interrelationship 6the Queenstown and Wanaka markets to Cromwell and the rural environment. QLDC
acknowledge that more collaboration will be required with the Central Otago District Council (CODC), in
particular investigating the demand and supply of business land thateseroth Queenstown and
Wanaka; and to what extent demand fgpace atLJr NI A Odzf  NJ LINA OS LR AYGQa
transfers to Cromwell. CODC is currently not defined as a medium or high growth urban area, and although
the NPSUDC still applieto the district, CODC is not currently required to prepare a BDCA or HDCA.

¢t KSNEF2NE>x GKS /h5/ KFra fAYAGSR ljdzZr yaGAGrGABS RIG

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

1.1 Purpose of the NPSDC

The NPRJDC requirebcal authorities to ensurhat there is sufficient housing and business land to meet
expected demanaver the short (3 years), medium (10 years) and-teng (30 years). To do so, it
establishes a comprehensive staged assessment process to ensuiutboaties gain a fingrained
understanding of the economic influences on capacity and demand to better plan for growth. Figure 1.1
illustratesthe various stages and deliverables of the-NPE. The BDCA and HDCA fall within the Evidence
portion of theNPSUDC.

13The Future Development Strategy isailetd in Policy C12 to C14 of the NFEEC and is required to demonstrate that there will

be sufficient, feasible development capacity in the medium and long term and set out how the minimum targets underolicies C
and C9 will be met.

BYP! NDFY 9WNIOARE RS K HECRandidiscussdd Satertint tHis report
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Figurel.1 ¢ Summary of NPBDCPolices, Stages and Deliverables
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The NP&DCdentifies that urban environments are areas where population and economic 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 manage effects and ensure that growth is managedmarmner that is both efficient and ensures that
communities continue to be able to provide for their soaialtural environmental and economic
wellbeing.

To effectively plan for andmanagepopulation and economigrowth in the urban environmentit is
important to understandhe keyinfluences orgrowth. Local authoritiesanmake well informed decisions

if they have access to consistent and robust estimaftggowth. Understanding key drivaysconstraints

on growth and the land use implications @fange will assist authorities when assessing the effects of
alternative policy options.In addition,greater understanding of the timeframe in which business land
capacity is either developing, isirequired over time, cabetter enable forward infrastrcture planning

and financingnd will also help inform decisions on resource consent applicalioa€hieve this thePS
UDGQrequiresregular monitoring o& range ofnarket indicators

In the context of business lardEcision making based on greater understanding of factors affecting growth
will alsoimprove efforts to promotehriving town centres, efficient transpashd infrastructure planning
andto foster the sustainable growth tfe district. This information il also provide greater understanding

153urcehttp://mww.mfe.govt.nz/sites/default/files/media/ Towns%20and%20cities/FHNRE
DC%20Evidence%20and%20Monitoring%20guide.pdf

Page |34



of industries that may change over time and enable the management of possible negative effects of
business activities, such as reverse sensitivity or high vacancy rates.

A key outcome of the NREDC is the integratioof land use and infrastructure planning. This recognises

that development is dependent on the availability dfastructure, salecisions about infrastructuraust

be made with reference to decisions made as to the shape, form and scale of the udbdrhare are

obvious benefitsvith this, particularly in terms of efficiencies, more predictable outcomes and cost savings

to the wider community from ensuring consistency between all of these procéssesdingly, the NPS

UDC requires (underokcy Al) that development capacity considered in these assessments is either
servicedwith development infrastructur® or identified in a Long Term Pl@oTP)or Strategy. Local
authorities must also be satisfied thddther infrastructur® 6 & dzOK | & andicoidmériy & OK 2
servicesyequired to support urban developmeand place makinig likely to be availabl®evelopment

and other infrastructure are discussed in secti@ris2 and 6.1.3.

The Local Government Act (LGA) provides the framework and requisgiorethe 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 now and in the
future.

Under the GA, local governments are required to predaf® Annual Plans (AP) and 30 year Infrastructure
Strategy. The LTP sets the strategic direction and budget for future development of infrastructure, services
and assets, and also for the replacement and s existing infrastructure. The PDP sets the zoning in
the QLD, but is limited by infrastructure constraints, which are programmed in4maBhfrastructure
Strategy and LTP under the LGA. Thged® Infrastructure Strategy relies on the capagiigpulated in

the PDP to better understand the servicing needs of the community. Thus highlighting the strong links that
are required between planning and infrastructtmesnsure the strategic and integrated management of
urban growth.

1.2 Objectives anddficies

As aHigh gravthCurban area, QLD is subject to the full suite of objectives and policies under thOREPS
The objectivegdetailed in Appendix 1gnd policies are structured into four key thespsummarised
below:

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

1 Evidence and monitoring to support planning decisithrese provisionspecify the reporting
requirements, the need to monitor market indicators, and consider influences on capacity
such as rate of takep and feasibility.

18W5 SPSE 2LIYSy i Ay FNIF &G NUzO & defidddin theyNRBD@2 ( K SNJ A Y FNI & G NHzO G dzNB Q| ]
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1 Responsive plannimgrequires a response to be initiated if the evidence base sugtese
is insufficient development capacity, establishes the requirement for Councils to prepare a
FDS yR (GKS aSiaGAy3a 2F WYAYAYdzy GFNBSGAQ Ay N

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

1.3 The Business Development Capacity AssessiBBitA)

The NP&JDGCspecifies the overall requirement for tBBCA, together with a range of requirements ia th
Policie$’. Each Policy assessment needs a sound analytical/technical base and good supporting
information, and most need quantification to demonstrate compliance. There are manljrnikégres and
inter-dependencies among the policies, which make it mamd to understand the NPSDChboth
holistically, and as to the specific requirements for each Policy. The individual policies cannot be satisfied
if treated in isolation.

Figurel.2 sets out the overall policy structure of the NBGCand shows the rationship of each policy to
the overall requirement to produdgusines¢andHousing Development Capacity Assessmentéi¢iPB1).

A key feature of the flow chart is that while there are significant ¢loss between Policies (these are
not shown in thdigure to maintain some clarity), the main focus of all Policies faityR1 to C3 is on
the capacity assessments.

Subsequent to the completion of the BD@Ad HDCA)Policies C4 to C11 are oriented to setting and
achieving Minimum Targets for growahd capacityand these essentially provide a statutory mechanism
to require that the necessary quantum of capacity is provided to meet the estimated dedPudiniks C12,
C1l3ac, and C14 are geared toward the third of the major reporting document&;DBerhe remaining
policies D1 through D4 are to ensure-ardination among councils and between councils and
infrastructure providers.

Within this wide suite of policies, the major part of the technical analysis and monitoring is s€bticiEs
Al throughC3, which contribute most directly to tH#DCA (and HDCAhese araddressed throughout
this report

The two (housing and business) assessnweititselp local authorities to quantify in broad terms how much
development capacity is, or shoub@, provided in resource management plans and supported with
development infrastructure, to enable the supply of business (and housing) space that meets demand.
t 2t A08 .o NBIldzZANBa GKIG GKAa aasSaayvySyhbecangrdt dzRS
market and expected to be taken up over time. In addition, to account for a porfeasdile development
capacity that may not be developétie calculation ahe requiredtotal feasible capacity meet demand

needs to include margins ovand abovehe projected demand, to inform Policies C1 and C2.

The assessmenthould also includaformation about the interactions between housing and business
activities, such as how these drive demand for each other in particular locations or isdagttiezhether

17 http://www.mfe.govt.nz/publications/towngand-cities/nationalpolicystatementurbandevelopnent-capacityguide
evidence
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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@DCPolcies with Capacity Assessments
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PC13b - BALANCE CERTAINTY and RESPONSIVENES

FUTURE <:] PC13a - LOCATION, TIMING, SEQUENCE OF CAPAC

STRATEGY (FDS)

INFRASTRUCTURE

PC13c - LINK TO LTP AND INFRASTRUCTURE STRA
PC14 - DOCUMENT and CONSULT ON FDS

PD2 - COUNCILS CO-ORDINATE WITH INFRASTRUC

COUNCIL, <:] PD1 - CO-ORDINATION AMONG COUNCILS

ORDINATION

1.4 Approach Overview

PD3 - COUNCILS CO-ORDINATE ON TARGETS & FD:
PD4 - COUNCILS & INFRASTRUCTURE CO-ORDINA

Based on the requirements set out in the NFEBC policieshisreportfocuses omprojectedeconomicand
populationgrowth and how it translates intousinesdand and space requirements withhre QLDurban
environment. Economic growth is a key driver of development markeis iamgbrtant to understand in

terms of absolute scale, composition and timingith this information, QLDC can make more informed

decisions that:
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1 provide sufficient capacity anthaices for all business us@s,appropriate locationgnd an
efficient allocation of capacity between them;

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

1 enable constant spatial change to suppedonomicgrowth and changeparticularly, a
greater understanding of how the role and function of the di€rictntres may change over
time;

1 understand the influences of business growth on associated demantiscatidns for visitor
accommodation, housing and social and development infrastructure

These outcomewould cantribute to effective and efficient urban environments that enable people and
communities and future generations to provide for their socialnemic, cultural and environmental well
being.This information also supports informed investment andlifugdecisions.

The BDCAhasthree main stages or components of analysis for both demand and supply. The broad
approach is presented Figure 13. The following sections contain a narrative that addresses each stage
in detail.

Figurel.3 ¢ Business Development Capacity Approach Overview

Step 1: Assessing Step 2: Assessing
demand for business space capacity for business space

4 \ 4

\ 4 \ 4

Step 3: Assess the sufficiency
of business space
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1.5 Data Sources

This assessment draws on data supplied by QLDG@iigch30 June2017 extracbf parcel boundaries and

the rating databaseThis approach is consistent with Statistics New Zealand (SNZ) methodology where a
30 June resident population estimate is derived using the census usually resident populatiomdount a
FfAIya 6AGK v [Fies\@ie alFoipsodgddiaiStforndatoF réldvant District Plan zones, sub
zones, overlays and designations, along with associated planning rules and site standards for development.

Time series data frothe Statistts New Zealand (SNED)siness Directory has also been utilisedwell as
a2YS 2F a®9Qa LINBLINASGFNE RIFGlF aSia adddanhdiugeyod G 2
building typology and average employmentaind/GFA ratios. These are discussed further in seetibns
and4.3.

1.5.1 Population and/isitor Projections

Population and visitor projections are important for the assessment of business demand and are used as a
basis to estimate the likely demand forisas employment sectorgquired to service each.

In August 2016 QLDC contracted Ratieh#nited to produce population and visitor growth projections
for the next 40 years (to 2058) to usdts 10 Year LTP, 30 Year Infrastructure Strategy andstthgrgic
planning workFor consistencyhts assessment utilises the results of thesggationsand are referred to
as QDLC Recommended growth projections.

Rationale ultilise a revised growth projectiderived fromthe publishedSNZ projectiong®, and have

NBO2 YYSY RS RKA I KY SRMRBIBfpIEnniagp&posedsTveing a reasonakpeojectionof

the likely rate of future growth which is not too conservative, nor too ambitibhisWwS O2 YYSY RSF
{ OSy Isdightly Delow thdatest{ b ¥ RoiulaBiokd N2 ésceafio(Appendix2). The results are
presented infable1.1below.

Tablel.1l - Queenstown Lakes DistriCouncil Recommenddebpulation and Visitor Projections

Actuals Projections

2001 2006 2013 2018 2023 2028 2033 2038 2053
Usually Resident Population
Wanaka Ward 4,850

7,350 9,500 12,491 15,007 16,650 18,236 19,736 21,085 22,509 23,933 25,357

Wakatipu Ward 12,990 16,770 20,230 25,557 29,651 32,627 35,551 38,330 41,082 43,846 46,610 49,374
District 17,840 24,120 29,730 38,048 44,658 49,277 53,787 58,066 62,167 66,355 70,543 74,731
Average Day Visitors

Wanaka Ward 4,333 5,391 5,746 7,945 9,443 10,129 10,656 11,105 11,482 11,809 12,094 12,325
Wakatipu Ward 10,358 12,258 12,236 16,915 19,760 21,360 22,942 24,444 25,876 27,229 28,506 29,729

District 14,691 17,649 17,982 24,861 29,203 31,488 33,598 35,549 37,358 39,037 40,600 42,055

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

These population projections have been developed and enhanced by Ratiobalealf of the QLD&ver
the past 13 years and are a result of a detailed process, factoring in significant data inputs artdatends

18 QLDC projections are based on SNzZnsttional projections released in December 2016 (2013 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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GF1S I 002dzy i 27F (i KlBanging gravéh drideysA Thezs projeftiens Sréd @iléd QLDC
wide'®.

TheQLD@Recommendegopulationprojections show a distristide usually residenpopulation growth

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

in 2018to reach 49,280) By 2048, the population is projected to reach 66,360. By 2058, the district
populationwill havealmostdoubled. The projections are anticipating that the Wanaka Warldgvolv at

a slighly higherannual averageate; 2.9% per annum increase to 2028, compared to the 2.5% increase
across thaNVakatipuward.

Tourism is critical to the economic success of QLD. The ratiowdlvisitors to residents isurrently34

visitors to one residd, whereas the ratio in Auckland is one to one, and Christchurch is three to one.
Visitor growthprojectionsindicate that average day visit@sross thalistrict are projectedto increase by

57% by2048 This is an average increase of approximatelyvikitorsper annum. As with projected
population growth, average day visitors are expected to grow a slightly faster rate in the Wanaka Ward;
2.5%per annumcompared to 2.4%er annumin the Wakatipu Ward over the next ten years.

The QLDCprojections highlight that QLD facesnique challenges in providing for a sizeable visitor
population that often(on peak daysgxceedshe local residenpopulation In a business context, it also
indicateghe business and employment secttinat arelikely to face even strongdemandin future years

In particular, the need fadditionalaccommodatiortapacity both commercial and residential fornasd

tourism and recreationservicesto serve increasing visitor numbert. also potentially highligs
complexities in providinfpr business capacitfand supporting infrastructureyhich may serve average

day visitors, but not meet the demands experienced on a peak day (which can be more than double average
day visitors).

TheQLD®rojections have 2013 base year and provide projections in-figar increments as shown in

Table 1.1 abovelhe base year for this assessment is 2016, and the reason for this is discussed in Section
1.7 (Terminology). Thereforfgr the purpose of the BDCK,.E hadnterpolated 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 2048jor

a more detailedanalysis of past, present and future populatiomseholds and visitors, referl G A 2 y I £ S ¢
report?® andthe QLD HDCA report.

1.5.2 Economic Futures ModelEconomic Projections

The Economic Futures Model (EFd3 been developed by.Efor QLDQo generate esthates of future
economic activity across the Distfidior the purposes of the BDCA'he EFM generates estimates of
output, employment and value added (synonymous with GDP) at the 48 sector level across the entire

19 Due to long termmature of growth projections and the broad range of influencing factors there is some uncertainty with the
findings. For this reason, the QLDC updates these annually and the projections consider multiple scenarios to ensGriesthe QLD
adapting to any chaye.
20http://www.gldc.govt.nz/assets/Uploads/Planning/Distitin/Hearing$age/Hearindgtream13/Sectiord2A-Reportsand
CouncHExpertEvidence/Dwellin€CapacityEvidenceaeceived19-June2017/QLDE 3-QueenstowAMappng-\WalterClarke
EvidenceDwellingCapacity29408194v-1.pdf

21 Queenstown Lakes District Economic Futures Mopdlethnical Report, 3 October 2017. Market Economics Limited.
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http://www.qldc.govt.nz/assets/Uploads/Planning/District-Plan/Hearings-Page/Hearing-Stream-13/Section-42A-Reports-and-Council-Expert-Evidence/Dwelling-Capacity-Evidence-received-19-June-2017/QLDC-13-Queenstown-Mapping-Walter-Clarke-Evidence-Dwelling-Capacity-29408194-v-1.pdf
http://www.qldc.govt.nz/assets/Uploads/Planning/District-Plan/Hearings-Page/Hearing-Stream-13/Section-42A-Reports-and-Council-Expert-Evidence/Dwelling-Capacity-Evidence-received-19-June-2017/QLDC-13-Queenstown-Mapping-Walter-Clarke-Evidence-Dwelling-Capacity-29408194-v-1.pdf
http://www.qldc.govt.nz/assets/Uploads/Planning/District-Plan/Hearings-Page/Hearing-Stream-13/Section-42A-Reports-and-Council-Expert-Evidence/Dwelling-Capacity-Evidence-received-19-June-2017/QLDC-13-Queenstown-Mapping-Walter-Clarke-Evidence-Dwelling-Capacity-29408194-v-1.pdf

district, at the ward level and also pides estimates for the rest of Otago Region and the Rest of New
Zealand.

The EFM generates estimates of future economic activity based on projections of population and
households at the local, regional and national level and estimates of growth in esqfortance of all

sectors of the economy, average levels of gross fixed capital formation by sector and the manner in which
structural change in the population impacts of purchasing behavigppendix 3 provides a more detail
description of these growttirivers.

The EFM is a muitegional model in the sense that cross border flows of economic activity are accounted
for. This can have significant effects on rural econogéspecially those surrounding large metropolitan
centres. In addition, the cems themselves respond to growth and change occurring in the rural areas.
Suchtransactions are often not accounted for in economic models that treat a region or a district in
isolation.

In order to develop a scenario of future growth and change in QUEEbhae worked with QLDC to set
appropriate growth drivers in the modelAs discussed abové August 2018QLDC commissioned
Rationale to generate projections of both population and tourism flows into the fiuaiegred to as QLDC
projections) M.E hag utilisedQLDCYPwW S O 2 Y Y SrofektiSrR (0 the EFM to generate a scenario of
future growtif2. Economic projections generated by the EFM are disctisskbdr sction3.3.

1.6 Stakeholder Engagement

The NP&JDC requires local authorities to seek and usertpet of particular local groups with relevant
expertise. This helps develop a highality evidence bas®LDC coordinatea stakeholder workshofo

inform the feasibility aspect of the BDCA. This workdhojitated by M.Ewas well attended by a nix
Wanaka and Wakatipu stakeholders from a range of sectors (land owners/developers, real estate and
economic development agenciegdppendix4 containsa copy of the workshop agenda and attendee list.
Outcomes of the workshop are discussed further atice6.1.

1.7 Terminology and Definitions

There are some key terms used in this rep@efinitions are provided below:

1 Base year: the base year of this assessment is ZBiK5s driven by the availability of demand
side data, namely the SNZ Business fine@nd the EFM (and underlying datalt is
acknowledgd that capacity estimates are based on a 2017 stey. Bacicasting capacity
to 2016 was notonsidered appropriate due to the difficulty in validating this through site
visits/ground truthing. The slight difference in time periods, considered preferable to using a
projected base year for demand, will persist in future updates of the BDCA also.

22M.E have also sourced Rationale projections for the other TAs in Otagod®agjmurts to population and tourism growth in the
Rest of Otago Region in the EFM.
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Shortterm: up to three year2016 to 2019measured from théase year)
Mediumterm: 310 yearsZ019 to 2026)measured from the base year)
Longterm: 1030 yearsZ026 to 2@6, measured from thdase year).

Economic growth: Employment or GDP groowtér time.

A =/ = =4 =2

Urban environment: as defined in the NPS / means an area of land containing, or
intended to contain, a concentrated settlement of 10,000 people or more and any associated
business land, irrespective of local authority or statistical boesflati ¢ KS v [ 5 dz
environment adopted for the purpose of this assessment is outlined in Section 2.

{1 Business Land: land that is zoned for business uses in urban environiisntseferred to
business enabled zones. Determined by the policies, ruleacdinity tables for each zone in
the District PlanThese zones may therefore include a portion of residential zones, if the zone
provisions allow for a degree of business use (such as the Medium Density Residential
Transition Area Overlay, and residah¥isitor AccommodatiorOverlays).

1 Business Demand: The demand businesses place on the land or commercial property market
for space. This is initially defined in terms of additional employment or turnover, translated
into appropriately zoned larehdultimately gross floor area (GFA).

1 FeasibleAs defined in the NRSDCDevelopment that is commercially viable to a developer,
consideringthe current likely costs, revenues and yield of developing. Feasibility has a
corresponding meaning. Note thatafbility assumes that the land is enabled for
development by the plan ans, or is planned to bsupported by public infrastructure.

1 Industrial: Land use or activity that is industrial in nat@an include heavy or light industrial
activity. This landuse isgenerallyassociated withmanufacturingprocessingpacking or
associated storage of goodAs well aseyvice industries like panel beaters and mechanics,
wholesaing, logistics andlistribution,warehousing, storage and lock up ftie#j utilities, air
servicestc. Activities may be carried out predominantly within buildings or in open yards, or
a combination of both Typically, industrial activities are the sole occupants of a site (i.e. are
not combined with other types of activities on upper floéts).

1 CommercialLand use or activity that is commercial in nature. Can include office based and
other commercial actity. This land use is generally associated with business and household
services, commercial recreation activities/attractions, commercial visitor accommodation,
educatiort* (pre-school, primary, secondary and tertiamghicle and other hire, vehicle sale
yardscommunty services (police, fire, hea)tlocal governmengtc. Activities may be carried
out predominantly within buildings or gutdoor areas or formed yarder a combination of
each Typicallyjgommerciahctivities(particularly office basl) aresharedoccupants of a site

23 For the purpose of this reporting an industrial activity is considered to be both an Industrial and Service Activigdasydefin
the PDP.

24 Education is considered Corarnial for the purposes of the NR®C. This differs from the PDP where it is classified as a
Community Activity.
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(i.e. areoften combined with other commercial activities orlooated with retail activitigs
Commercial officdased activity is commonly found above ground floor.

1 Retail:Land use or activity that is retail traden@ture and occurs in shop spaces open to the
public. This land use is generally associated with the sale of food, apparel, accessories,
hardware, plants, flowers, sporting goods, stationery, bodimnewares, furniture,
appliancessecond hand goodfyel, cafes, restaurants, takeaways and bars. Typically, retail
activities are shared occupants of a site (i.e. are often combined with other commercial
activities) and are centreased. Retailactivity isgenerally found on thground floorto
maximise stret frontage/window displays and customer acce&stomotive retail such as
vehicle showrooms, vehicle parts afkl have similar locational attributes as industrial
activities and warehousing and locate accordingly.

1 Takeup:lIs the actual development acdnsumption of business land over tinTéis includes
the establishment of a business on a parcel of land and often involves building works.

Other terms used throughout thigport draw on commonly used zoning terminologyist of acronyms
usedthroughout this reportis contained at the end of the document.

1.8 ReportOutline

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

Section 3 of the report provides an overview of the QLD economy in terms of key strengths, weaknesses
and sectors. Analysis is provided on the current (2016) economy by sector as well as past trends and further
economic projections.

Section 4 works through the modelling steps applied to estimate business land and floorspace demand.
This is followed by section 5 which works through the modelling steps applied to estimate vacant business
land and floorspace capacity.

Section 6 reporten the multi criteria analysis used to assess development feasibility and section 7 presents
the results of land and floorspace sufficiency. It also includes a discussion section, reviews market
indicators and discusses future monitoring requirementsti&e8 reflects on key issues and 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 docum@&hts provide a checklist to M.E and Council
andmayl 334 A a0 6AGK a.idestfieathe SePdrtsedziord tha yeldte toeach evaluation
criteria.
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2 Study Area

This sectiordiscusses the approach taken to define the QLD urban environment and
identifiesthe business zones within the urban environment and in the rest of the district.
It provides a description of key locations of business zones (with zoning maps included)

2.1 Geographic context

The QDhas a land area of approximately Ky not counting tfe maininland lakes (Lake Hawea, Lake
Wanakaand Lake Wakatipu). The total area includikgs isoughly9,375kn?. Approximately 97% of
this area is considered to be located within an Outstanding Natural Land§idp@r an Outstanding
Natural Featus (ONF} the protection of which is anatter of nationalimportance under the RM@&igure
2.1)

Figure2.1 ¢ Queenstown Lakes District Settlement Pattern

Queenstown is the largest centre in Central Otago and second behind Dunedin within the Otago region.
The two key urban environments of the district are Queenstown and WaW&kaaka is situated
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approximately 50km north of Queenstowyt is connected to @enstown via d hourdrive via the
Crown Range Road or an 1 % hour drive via Cromwell.

Other smaller townships in the District include Arrowtown, Kingston, Glenorchy, Hawea, Cardrona,
Makarora and Luggat&usiness land in each of these aressasmall sale andprimarily caters for local
residents and tourism activities.

Cromwell is locatedipproximately 60km east of Queenstown, and a43Min commute to either
Queenstown or Wanaka. At this distance Cromwell may present a convenient alternative for some
businesses, being located centrally to the two centres, less constrained by mountainous terrain, and having
comparativelycheaper land and rental priceS.here is anecdotal evidence to suggest that Cromwell is
currently experiencing the spill over of damd from Queenstown and WanakBEowever, further work

and collaboration is required to take place with the Central Otago District Council (O@D&Regional
Council DRGandNew Zealand Transport AgenbiZ{TA

2.2 Urban Environments and the NBBC

2.2.1 Cotext

The NPSJDCdefines two conceptsurbanS y @A NB y YaSdyNbdl v yIRNB I ¢ g KA OK I NB
and applicationThe NPSJDC applies tanydurban environmeritthat is expected to experience growth

¢tKS 202S00A0Sa FyR LRtAOASA | NB &l NUzO( dzNBsRess NP dzy
demand andorovidesufficient development capacityunder Plicy Alto A4 applies to land within that

urban environment.

A local authority must haygart, or all, of either a medium or higinowth durban ared (as defined under
the NPSJDQG within their district/region, before Policies B1 to @vidence and monitoripgC1 to C4
(responsive planningand D1 to D@Coordinated planning evidence andid®nrmaking apply, and a high
growth area in their district/region before Policies C5 to @iidimum targets and future development

strategy) apply.

Once triggeredisbeing a high or mediumgrowth & dzNJreas/within adistrict, the application of thee

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

This reflects for example, the scenario in which new greenfield land may be identified as a future growth
area in order to provide additionabdelopment capacity outside the boundaries of tierent & dzNDb | y
SYPANRYYSY(é o

The@QDA & O2yaARSNBR | WKAIK 3IUDEhé KPSUCeiefgre dppids koQ  dzy R
the district as a whole.

2.2.2 KeyUrban Environmentsn Queenstown LakeBistrict
&Urban environmeritis defined in the NPSDCas:

omeans an area of land containing, or intended to contain, a concentrated settlement of 10,000 people
or more and any associated business land, irrespective of local authority or statisticafiesiunda
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The geographic scope of the detailed modelling and analysis of business demand and capacity in QLD,
identified in this report, is limited to the definedoan environmertt.

In Council's view, there are two 'urban environments' in@h®that aremade up of the following sub
areas:

1 Queenstown Urban Environmei@unshine Bay, Queenstown Bay, Queenstown Hill, Frankton,
Frankton East, Arthurs Point, Kelvin Heights, Lake Hayes South, Arrantbd¥acks Point
(includes Jacks PoiftanleyDownsand Honestead Bay)and

1 Wanaka Urban Environmet:t y I {2 ' ft 6SNI ¢2¢y> [dAILGS |y

In the Wakatipu Basin the pattern of urban settlement is dominated by large mountains, lakes and rivers
with significantandscape values, making it compieapply the NP SUDC Although 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 anomay presented by how Queenstown has developed in its 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 NFI3Cdefinition of 'urban environmentThis includes
Arrowtown given its location within the Wakatipu Basin and that practically it functions as part of this same
Queenstown ‘urban environmentThis urban environment falls within the extent of the Queenstown
Wakatipu and Arrowtown Wards (SNZ), which are collectively referred to as the Wakatipu Ward for this
report.

To a lesser extent compared to Queenstown, the pattern of urban settlement in the Upper Clutha Basin is
also dominated by large mountains, lakes andsjvagain making the application of the NH3to the

local geography, difficufK S dzNbB Iy | NBI G (KS & 2 idduggstdifnctibrEad Sy i
part of Wanaka, and in the Council's view form part of the Wanaka urban environment. Hiwadezora

does not function as part of Wanaka asexcludedKingston and Glenorchy are similarly distant from the
Queenstown urban environment and are excluded on the same basis.

The above approach heldsfine the urban environment for the purposetibé BDCA (and HDG&)gure

2.2). The first principal for defining the urban environment was the land withinatited UGBdefined

in the Proposed District Plan (PDRJones outside these boundaries were then included on the basis of
their economic ad social relationships with the UGB araslsether they contained urbalike densities

their proximity to existing urban areas levels of existing or planned servicifigese zones include the
non-rural zones in Hawea (but excluding Hawea Flat), Leigaltuding a small area located in the Rural
Industrial Sub Zon@nd also the Low Density Residential (LDR) zone adjacent to Lake Hayes.

Other areas that NE 2 dzi &A RS 27T { HoShot ¢oiNbite t thesgd@liRddngnd Snd G Q
capacity of tis assessmeniyut are reported on at a higlevelin section 2.4include theollowing:

{1 Rural (includiig Wakatipu Basin Rural Amenity Zone @&ilobston Character Zon@)DP);

91 Ruralliving zonegRural Lifestyle and Rural Residential ZqiRE3IP);

25 Capacity outside of the urban environment has not been modelled in any detail but is discussed at a high level.
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91 Rural \&itor Zones (Cardrona, Arcadia, Blanket Bay, Walter Peak, Cecil Peak and Windermere)
(ODPY);

1 Kingston and Glenorchy Township Zqi@3P);
1 Millbrook, Waterfall Parkingstoriillageand Mount Cardron&pecial Zong®©DH;

1 CGommercial capacities within thepproved Special Housing Areas (SHAs): Bridesdale,
Queenstown Country Club and Arrowtown Retirement Village.

These are discussed further in sections 2.4 and@b#ncil acknowledge thattlmough not technically
FrHEtAy3d gAGKAY 8KSARBYF X $ yaihkediz&nthdéhichbizNaBticipated to result

in development of an urban natur@LDC also acknowledge that some of these areas in the future may
form part of the urban environment.

2.3 Business Areas in tigl.DUrban Environment

2.3.1 Regional Policy Statemdnt Otagoand Proposed Regional Policy
Statement

The Operative Regional Policy Statement 1998 (ORPS) focuses on the impact of developments on natural
resources, promoting sustainable land use and minimising the effects of deeatopmwater 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 9.3; as well as 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 (RR&S3hdra directive
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
identify a direction in ensuringahplans provide for sufficient urban land capacity and provides good urban
design. The PRPS also seeks to avoid development beyond urban growth boundaries (Policy 4.5.2 of the
Decision Version of the PRPS). The PRPS decision was released in Octalmer i20drently under

appeal. Accordingly, limited weight can be provided to the Decisions Version of the PRPS.

What makes the Otago region unique from other regions throughout the country is the main centres are
geographically dispersed. As a reghl, management of urban growth has historically been reserved to
the respective local authority, due to the limited amount of historical cross boundary issues. Therefore,
the provisions of both the PDP and ODP (where relevant) form the basis of strddagigrowth and this
assessment.
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Figure2.2 ¢ QLD NPEDCUrban Environmenbtudy Area
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2.3.2 Application of Zones Under the Operative and Proposed Distrist Plan

The review of the Operative District Plan (ODP) is proceeding via a staged review process. Stage 1 of the
PDP was publicly notified on 26 August 2015, and lygsavirere held from March 2016 to September
20175, Decisionsn Stage 1 are anticipated in the first quarter of 2018.

The PDP review preceded the NIE3C, and this has resulted in some misalignment and inaccuracy in the
current assessmenth& BDCA capacity assessment has been basedammbination othe notified PDP

zoning and provisionsand the ODP provisions for zones which have not yet been reviStaark 1

included the higher order strategic provisions of the plan and included mostdifthet@ residential and

town centre zones. These stage 1 chapters were based on the premise of promoting a compact urban
F2NXY3X o0FaSR | NRdzyR dzNBlty 3INRGUGK o02dzy RI NAS&a FyR
existing urban zoneblewzones were createdthe Medium Density Residentidarge Lot Residentihd

the BMU pnes, with the latterprovidngfor amixof businesand residentiahctivity. Additionally, stage 1
AyOfdzZRSR I aA3ayAFAOI Yy WY LIL#t yubhbers Of2razadhy @olésts | Y F
throughout the district.

The new or amended provisions @ige 1 had the effect of increasing plan enabled capacity and are
therefore relevant to this BDCA. Ihistedthat a number of changes to chapter provisioese supported

by council officerin evidence tdhearings which maghangecapacities. However, due to the uncertainty
over the outcome of final decisions, this assessment usesotifeed PDP zones and provisions only and
cannot consider any capacity ish may be added as a resultrefisedchapters orezoning submissions.
These will be captured in future updates of the BB@Rany differences reported on.

Stage 2 of the PDP was publicly notified on 23 November 2017, and hearings are anticipkieplacda
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, Earthworks, Signs, Visitor Accommodation, Wakatipu Basin
Landuse and Open Space and Recreatidme fiew or amended provisions of stage 2 that are applicable

to this assessment promote a generally more restrictive apptoaesidential forms afhort-term visitor
accommodation within the Low and Medium Residential Zones, the Arrowtown Residemtiat His
Management Zone and the Large Lot Resideftiaé A less restrictive approach is proposed for the High
Density Residential Zone anithin Visitor Accommodation Sttpnes.lIt is noted that the less restrictive
provision in the High Density Resitdal Zone has not been incorporated into this assessment due to
timings of Stage 2 of the PDP. This will need to be monitored and taken into consideration when
interpreting the results and future iterations of both the capacity reports.

In terms of car arking, the proposed Transport Chapter promotes a reduction of qresitengin most of

the High and Medium Density Residential and Business Mix Use Zones, and greater flexibility surrounding
public transport and their associated faciliti#he BDCAnly accounts for thprovisions of stage 2 #sey

relate tocommercial forms ofisitor accommodatiowithin the notified VA subzones. Residential forms of
visitor accommodatioare discussed in the HDCA.

26 Ski Area Sub Zones, Upper Clutha Area and the Queenstown Area (excluding the Wakatipu Basin)
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All other lands subject to theODP provisionsThis includes zones that have not yet been reviewed and
notified (i.e. Township Zones, Rural Visitor Zones and Special Zones (excluding Jacks Point), land that has
been withdrawn from the District Plan review (i.e. the land subject to Plan CH&hgésankton Flats B,

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

zones aresubject to theODP at this potnin 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 reviewed in 2019 and
will be informed by the results of this assessment. In particular, the Community and A&d+dalsing

Chapter will be considered as part of Stage 3 of the PDP review.

Busines&nabledZones

Historically, the Queenstown and Wanaka Town Centres have been the primary hubs of the District. They
have been the dominant commercial centres, but hage &llfilled important civic, administrative and
entertainment functions. Theseentres contain a strong concentration of tourisnentated shops and
servicesOver the past 15 years new commercial centres have arisen and developed, such as Remarkables
Pak andGlenda Drive/Frankton FlaEs¥e Mile in Franktonin the near futureThree Parks in Wanatall

start to have an important role in the Wanaka economy

The businesareasin the districtthat have been considered in thi®@Ainclude thefollowing zonesof

both the PDRStage land 2 as notifiedd and ODRwhere not reviewed in stage dr 2, as discussed

above?. They areollectivelfNBE F SNNBER (12 | & G oakSNHSRa voyitadtySR aiQ2
commercial (includingommercialisitor accommodatiopremises (as opposed to dwellibgsed visitor
accommaodation which is captured in the HD@AInmunity and education) and industrial activities

Queenstown, Wanaka and Arrowtown Town Centres (PDP)

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

Town Centre Transition Zones (applies to Arrowtown and Wanaka) (PDP)
Business Mixed Use Zor{@PP)

Local Shopping Centres (PDP)

Business (ODP)

Industrial Aand B(ODP)

Rural IndustriaBub-zone (appliesin Luggate onlyPDP)

A =/ = =4 = =4 =4 - -2

Albert Town, Hawea and LuggdtewnshipgODP)

27 Urban environment zones excluded for the purpose of the BDCA include low, medium and high density residential zones, High
Density Sutzones A and B, Large LesRlential (including Wanaka A and B), Arrowtown Residential Historic Management Zone,
Special Zones Quail Rise, Penrith Park, Meadow Park, Arrowtown South and other Special Zone areas excluding précincts listed.
is acknowledged that some business ditiv are enabled in these zones (such as visitor accommodation or child care
centres/educationf,i KA &4 Aad RA&0dzaaSR Ay (SN¥Ya 2F W20KSNJ OF LI OAle yz2i
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Commercial Precinct Overlay (applies in Luggate @ip)(
Rural Visitor (applies to ArthuPeint only), (ODP)

Visitor Accommodation Stdmnes $tage 2 PDP)
QueenstownAirport Mixed Use (PP,

PlanChange 50 (Queenstown) (OPdhd

- =/ = a4 = =

Specific structure plan precinétsvithin Special Zones Jacks P@RIDP)Remarkables Park,
Frankton Flatgalso referred to as Frankton Flat® & this report) Frankton Flats B,
Northlake, Shotover CountryThree ParkandBallantyne Road Mixed Use Zof@DP)

While the High Density Residential Zone enables commercial visitor accommodation, demand and capacity
in this zone has been excluded for the purpose of this BDR&ocal context and extent of thegenes

within the specified areaare discussed in detail belown total, these zones cover approximaféd8 ha
(excluding most roads) out of a total urban environment zone area of approximatelyhd,4&&luding

open space, reserves and most roads). Busineddeghiand area makes up approximately 17%hef

urban environmenand approximately 0.5% of the total district.

2.3.3 Queenstown and Surrounds

There are a number dlusiness areasithinthe Queenstown and surroundifagality Theycan be broadly
grouped intoQueenstown Town Centend surroundsErankton, Remarkables Park and the Queenstown
Airport, Five Mile Frankton Flatand Glenda Driv&hotover Countrgnd Lake Hayedacks Poir{tncluding
Hanley Downs and Homestead Bang Arthurs PointEach of these are broadly described bedma are
shown in Figure 3with more detailed mapprovided inAppendi.

Queenstown Town Centre and Surrounds

The Queenstown Town Centre is the historical core of commercial and retikaaotvithin the Wakatipu

Basin. Much of the CBD area is contained within the Queenstown Town Centre Zone-zomeSHigh
Density Residential zoned land boarders the town centre to the north, east and west. This area affords
residents and visitorsvith a focus for community lifeyisitor accommodationtetail, entertainment,
business anddministrativeservices, and offers the greatest variety of activities. Recent high levels of
economic growth and exponential increases in visitor arrivals to threcdisiake the Queenstown Town
Centre a dynamic and vibrant locatidnstrong feature of the Queenstown Town Centre is the concentration

of tourismoriented shops and services. These include cafes and restaurants, specialist retailing (souvenirs,
galleries specialist clothing), and booking and transport operations for visitor attractions.

28The Wanaka Airport falls outside of the urban environment. A proposed chapter that irmdtitiéte Queenstown and Wanaka

Airports were created in the right of reply for the PDP hearings.

29 Precincts within Special Zones that have been excluded for the purpose of the BCDA include those focussed on residential,
landscape, open space, screeninpt@ction and reserve activities and specifiedhodd areas.

30Known locally as Five Mile.
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distances from the town centre, with only a small number of residemtits. u

Plan Change 50 significantly expanded #nea covered by the Queenstown Town Centre Zone.
Approximately 12.4 ha of land previously zoned High Density Residential located to the immediate north
of the previous zone boundary was considered as paRlarf Change 8band is now added to the
Queenstown Town Centre Zone. This land may potentially provide for a mix of residential, visitor
accommodation and tourism facilities, including a possible convention centre and hot pools complex.

Within walking ditance from the Queenstown Town Centra groposedBMU Zonewhich is an area
earmarked in the PDP for urban regeneration through accommodating a mix of high density residential and
business activities. The PDP encourages a mix of uses within thisuzeegquires retail/commercial

spaces to be on the ground floor fronting Gorge Road. The Wakatipu High School was also located within
this zone but has relocated to its new premises at Remarkables Park, leaving a large paigeificiimt
redevelopmenpotential.

There are two Local Shopping Centre Zones located at Fernhill and Sunshine Bay which enable small scale
commercial business activities in discrete pockets of land that are accessible to the surrounding residential
areas. Existing businesdaslude dairies, restaurants and a fish and chip shop. A number of Visitor
Accommodation SuBones exist in Fernhill, Sunshine Bay and Queenstdwn

Frankton, Remarkables Park and Queenstown Airport

Frankton, Remarkables Park and Queenstown Aigpertocatedapproximately 7 km to the east of the
Queenstown Town Centre. It is an area of significant land use diversity, containing commercial, retail and
NEAARSYUGAIf dzaSa Fa ¢Sttt a GKS 5Aai0dNKR@ieQa Ay d SN

The Frankton area is located on the easternmost shore of the Frankton Arm of Lake Wakatipu to the west
of Kawarau Road. It is predominantly zoned Low Density Residential and contains a large number of
dwellings. A number of designated parks egrves area also present in the area. A small area zoned
Local Shopping Centre with the purposesefving surrounding residents withst food outlets, local
convenience storeand office&’ is sited on both sides of the intersection of Frankton Rib&di-rankton

¢ Ladies Mile Highway and Kawarau Road. This particular road juncture is a major arterial route which has
seen substantial road improvements in recent months.

The Remarkables Pai®pecial Zone aims to providecomprehensively managed amdegrated high

density development containing opportunities for a range of supporting and complementary activities.
These include open spaagsidential, conference facilitiesisitor accommodation, transporhealth,
educational, recreational and comna@l facilitie®®. Retail and commercial outlets within the zone range

from smaller scale niche operators to big box type retailing. The zone is subject to a structure plan which
identifies activity areas. It is noted that a part of the Remarkables RagialSfone near the Queenstown
PANLI2NIGEZ ONBFSNNBR G2 Fa W[ 24d cQ0 Aa (GKS &ddzmes

31Decision No. [2016] NZEnvC99
32 Chapter 10, Town Centres, Queenstown Lakes District Council Operative District Plan 2016
33 Chapter 12, Remarkables Park ZBuées Queenstown Lakes District Council Operative District Plan 2012
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Queenstown Airport. For the purpose of this assessment, the Remarkables Park zoning of Lot 6 has been
utilised within the BODA. This may need to be updated in future assessments.
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Figure2.3 ¢ Land Use Zones in Queenstown and Surrounds
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The Queenstown Airport is designated under the District Plan (designationared & proposed to be
located within the propose@ueenstownrAirport Mixed UseZoneof the PDP Tourism growthwithin the

District has been both significant and sustained. Thigfliected in the total number of passenger
movements (which includes an arrival and departure) through Queenstown Airport which increased by 8%
in 2014, 14% in 2015 and 18% in 2016 eiggato approximately 900,000 visitor arrivialone yeat*. A

Wilaster Plan Optiofsummary documentvas released by thairport in 2017whichindicates that the
trendis anticipated to continuwith predictiong®ofo ®H YAt f A2y @AaA 02N Y2OSYSy
airport annually by 2025and up to 7.1 million bg2045%. The Master Plan also presents options to
reconfigure the airport terminal and associatminmercial facilities to accommodate predicted levels of
growth and manage associated traffic and parking effdétgaure gowth of the airport will have a
significant flow on effect to housing and business demand

The Frankton Marina is located west of Frankton and contains a mix of commercial, industrial and
recreational uses. It is currently being redeveloped as a marina. It is currently zoned Low Density
Residential in both the PDP and ODP.

Five Mile Frankton Flatand Glenda Drive

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

Hawthorne Drive has also enabled greater through movement betwaen Mile/Frankton Flats to
Remarkables Park and Frankton commercial areas; and significantly improvedesbiity of the
surrounding road network through the reduction in traffic congestion along Kawarau Road. Together this
GARSNI WCNIy1i02yQ FINBI A& (GKS FTANRG YIF22N O02YYSNI
majority of the distrid® permanent residents livingAmrowtown,Frankton, Jacks Point, Shotover Country

and Lake Hayes.

The Five Mile and Frankton Flats afadl within the Frankton FlaandFrankton FlaB SpeciaZones under

the ODP The purpose of the Frankton Fl&snes is to enable development of a new shopping centre
which also incorporatesopportunities for retailing, office, educational, visitor ancesidential
accommodation and leisure activittés The Frankton Flats B Zone has the potential to accommodate a
broad range of activities including residential, education, industrial, commercial, and Hegaildensity
residential apartment3-4 storeys in heighthe Remarkables Residences) are currently under construction
within this area and will integrate \Withe commercial areaA number of vacant sites remain within this

34 Queenstown Airport Corporation Master Plan Options summary document (2017)

35 This report relies on the total visitor counts projected by QLDC. The growth projections included in ttee Magter Plan

relate only to those that arrive and depart by air which is one sector of the visitor market and increased levels oftclrakstic
wSFEtAaAAY3I GKS 1 ANLERNIQa LINRP2SOlA2ya Aa O2ylislikey Siyulure dfen 2 A 3y A
the preferred options are refined. These will be reported in future iterations of this report.

36 http://www.queenstowrairport.co.nz/assets/masterplan/Queenstowirport-MasterPlanrOptions. pdf

37 Chapter 12, Frankton Flats Rules, Queenstown Lakes District Plan 2009
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zone at the time of writing this report although significant construction works can be observed across the
wider area.

Glenda Drive is accessed off FranKtadies Mile Highway and hasadolinkages with the wider Five
Mile/Frankton Flats Special Zondduch of Glenda Drive is located within the Indus&idbne under the
Operative District Plan. The purpose of the Industrial Zone is to provide for the continued viability of
industrialactivities and the services they provide for the social and economic wellbeing of the community.
The Glenda Drive IndustriédlZone contains a number of established industrial, service and commercial
activities, including autmechanics and panel beatees well as a number cbmmercialfetail activities

and some residential

A review of these areas highlights there has been a significant amobuotkoktail andcommercial
developmentwithin the Frankton Flats and Glenda Drosenmercial arem A gynificant portion of the
Frankton FlatsEL) zoneis occupied by Mitre 10 Mega artdl | Q y'stofe$ whish combined occupy
approximately 3.8 &of land that was zoned fandustrial purposes.Rental car companies hawwso
located in these areamnd trade retail, such as Bunningé&rehouses also competing for these spaces.

In summary, thisarea contains a range of light manufacturing and workdtased services and building
addzLJLX AS& YR o0dzZAf RSNRQ &l NRa® a imKengirkeritigkafd assenybtyzt | O
2LISNF GA2yAaX LI NLGAOdz NI & FOUGADGAGASE AdzZLIR NI AYy3A GKS
yards are important, while Franktéiatsalso dominates distributiogtransport, storage, and warehousing

Shotover CountrgndLake HayeBstate

Much of the land located within the Shotover Country Special Zone and Lake Hayes Estate is zoned for
residential purposes. However, there is sdimdted provision for retail and commercial activities within
these Ieations.

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 madi density living, community and educational activities.

Area 3 of the overarching Shotover Country Special Zone structure plan provides land for education and
community purposes only. There is a small node of approxima2éheZnet) that provides fosmall scale
commercial activities to service the local communtyK A £ S WI NBF o0Q KIF & 0SS
accommodates Shotover Primary and a child care centre; the commercial nacknisand undeveloped

Lake Hayes Estate is predominately comprisedsidentially zoned land. An area of land located at the
core of Lake Hayes Estate is currently used for commercial/retail activities however, the underlying zoning
in this locality is Low Density Residential thereby limiting any larger scaiesidental activities.

Jacks Poir(including Hanlelpownsand Homestead Bay)

The Jacks Point Special Zone is located approximately 15.8 km from the Queenstown TownT@entre.
purpose of the Jacks Point Zone is to provide for residential and visitor acconemdalat high quality
sustainable environment comprising of two villages, a variety of recreation opportunities and community
benefits, including access to public open space and amenftfesstructure plan for this zone sets out a
number of activity aras. / 2 YYSNODA L FyR NBGFAT | OQA @) RAa®ds 2 RES
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identified within the Jacks Point structure plaith a small amount of retail activity allowed within some
residential precinctdnd these are currently only partialeveloped

Arthurs Point

Arthurs Point is a village located approximately 5.5 km from the Queenstown Town Centre. It is
predominantly zoned Low Density Residential and bounded by Rural zoned land. A small area of
commercial/office/retail activity isurrently situated on the lower banks of the Shotover Rid@uining

the Edith Cavell Bridge.

An area of land in the northeast of Arthurs Point village is zoned Rural Visitor. The purpose of the Rural
Visitor Zone is to complement the existing range of visitor accommodation opportunities in the District and
provide for increased opportunity for pple to experience the rural character, heritage and amenity of

the rural area. Theone provides for a range of accommodation, entertainment, cultural and recreational
activities. This part of Arthurs Point currently contains a range of visitor accotiongol@viders and
associated commercial/retail activities such as cafes and restaurants.

2.3.4 Arrowtown and Surrounds

Arrowtown is located approximately 20.5 km from the Queenstown Town Cerdoatdins small scale
retailing, with the centre of town beirdpminated by hospitality alongside a small number of retail shops
that are predominantly orientated towards tourists (including souvenir and art shops and specialig clothin
stores) L {T@&wé Centre zoned area is located across a small stretch of Bhekingtreet, which comprises

the historic civic centre that emerged in the early 1860s following the Arrow gold rush.

The town centre is bouned by residentially zoned land to the south, east and west, while the Bush Creek
and its associated reserve lafarders the town to the northTheproposed ArrowtowrnTown Centre
B2yS NMz Sa Ay GKAa t20F0GA2Y YI 1S LINRGAAAZY F2NJ
role as a major visitor attraction and boutique scale centre capable of sethizéegday to day needs of

the resident population. The Arrowtown Town Centre does not currently contain any vacant retail or
commercially zoned land but does contain approximately 1 ha of occupied retail and commercially zoned
land with office developmentocated behind the main streetThere is also a small site zoned Local
Shopping Centre (containing the Four Square grocery store) which serves the convenience retail needs of
surrounding residential land. Some existing commercial visitor accommodadioegsses are captured in

the Arrowtown Visitor Accommodation Smbnes. A smallindustrial zoned area lies to the west of
Arrowtown and contains a mix of light industrial and yard activities.

Meadow Park Special Zone is a mixee zone located on theorner of Manse and Malaghan Roads, 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
hectaresof land that adjoins the established southern residential area of Arrowtown. This zone seeks to
provide for limited residential and rural living expansion of Arrowtown. Both of these zones are within the
urban environment (or partially) but excluded rfrothe business capacity modelling due to their
predominantresidentialand uses.
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2.3.5 Wanaka and Surrounds

There are a number of business areas within the Wanaka and surrounding locality. They can be broadly
grouped into Wanaka Town Centre and surrounds agddta, 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 principle focus of commercial and retail activities within the Wanthka

It is sited on the soutkeastern 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 residential land, &perll as
Space and Recreati@aoned land that ialso designated for reserve purposes. The zone makes provision
F2NJ I 6ARS Nry3aS 2F OGAGAGASEa ySOSaal N Ge NBOl
centre for the wider Wanaka WafdFigure 2.5)

The town centre is supported by tidree Parks Special Zotlee Ballantyne Road Mixed Use Zone, th
Industrial A andB Zons, which are both located to the sou#tastof the town centre. The business
precincs in Three Parkare currently under development amndll be utilised for a rangef business
activities includingetail, commercial, tourisitrade, service, light industry and distribution. While the
IndustrialA andB zonsand the Ballantyne Road Mixed Use Zone provide for a range of business, industrial,
service and tradeelated activities.

The proposed BMU Zone in Anderson Heights is also within walking distance from the Wanaka Town
Centre. This is an area thatrrently accommodates office, retail and light industrial imadas been
earmarked in the PDP for urban regen&naty 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 in this zone.

There are twgroposedLocal Shopping Centre Zones tedaalong 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 surrounding residential areas. Existing businesses in the Albert Town Local
Shopping Centre include a café and restaurant. A number of Visitor Accommodatidoregbexist
throughout Wanaka and are mairdguatedover existing hotels/motels.

The Northlake Special Zone is located between Wanaka and Albert Town, with its prtimdigni of
enabling approximately 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 development). A private
plan change request has been receitbgdCouncil that proposes to increase the size of Activity Area D1
where retirement villages and commercial activities are provided for and facilitate a supermarket, while
retaining the 200rhcap for other commercial and retail activiti@$e proposed ptachange has not been

taken into consideration as part of this assessment, as it had only just been received lay QeRide

of analysis

38 Chapter 10, Town Centres, Queenstown Lakes District Plan 2016
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Figure2.4 ¢ Land Use Zones in Arrowtoand Surrounds
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Luggate, HaweandAlbert Towrilownshig

The purpose of the Township Zone is to enable the continued function of Townships as rural service
centres. Different activities occur within these zones and it is not unusual to find commercial or industrial
activities, such as transport yards, hoteld amall businesses beinterspersed with housingddistorically
commercial and visitor accommodation precincts were an accepted method in the ODP of promoting and
providing for commercial (including visitor accommodation) actiwifitbén these areasCommerciaind

visitor accommodatioractivities are controlled activities withisach of theprecincts, incentivising
commercial based activities within these precincts, rather thereiresidential areas where such activities
would otherwise be discretnary. This method will be reviewed in Stage 3 of the PDP process.

Albert Town (including Riverside Stage 6) is located to the east of Wanaka, where State Highway 6 crosses
the Clutha River. Due to its proximity to the Wanaka Town Centre and esthbdisidential development

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

Hawea is located approximately 17.1 km from the Wanaka Town Centre (Figure 2.6). It is positioned on
the southern shore of Lake Hawea. Much of Hawea is locatdd thie Township Zone under the District

Plan. However, a large area of Rural Residential zoned land is sited immediately to the south of the primary
Township Zone (excluded from the scope of the urban environment). Hamwtns 0.3 ha ofacant

retail and commercially zoned land (Local Shopping Centre Zone) and some vacant capacity within the
Visitor Accommodation Stamne.

Luggate is located approximately 14.4 km from the Wanaka Town Centre (Figure 2.7). Much of Luggate is
located within thelTownship Zone under the District Plan. However, a large area of Rural Residential zoned
land is sited immediately to the north and east of the primary Township Zone (outside the defined urban
environment).Luggate contains approximately 0.5 ha of vacetail and commercially zoned land within

the Commercial Prarict Overlay aread small area (2.63 ha) of Rural Industrial zoned land lies to the north

of the township. This area of land is currently occupied but unilesed.
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Figure2.5 ¢ Land Use Zones in Wanaka and Surrounds
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Figure2.6 ¢ Land Use Zones in Hawea
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Figure2.7 ¢ Land Use Zones in Luggate
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2.4 Business Areas in tiRaral Environment

The business capacity outside of the urban environment is complex. Thedesaeeast beemnmodelled
for feasibility®o dzi KI @S 0SSy Y2 RSt de®eRpméri ddBadiipviéstigatioss fof tRedzy” O A f
PDP.

The rural environment is made up of ruemd rural living and small townships. These areas play an
important role in the local economy as they play a complementary role to the Queenstown and Wanaka
Town Centres, support local communities and are areas where a high proportion of touristaetigit
located. They are therefore relevant to discuss in the contdxths assessment and are summarised
below:

Rural Zonand Wakatipu Basin Rural Amenity Zone

The purpose of the Rural zone is to enable farming activities while protecting, maintaining and enhancing
landscape values, nature conservation values, the soil and water resource and rural arheriiyrpose

of the Wakatipu Basin Rural Amenity Zone @otect, maintain and enhance the particular character and
amenity of the rural landscape which distinguishes the Wakatipu Basin from other parts of the QLD that
are zoned Ruralln the Wakatipu Basin Lifestyle Precioahtrols on location, nature,sdal effects of
buildings are used to provide flexible and design led response to the landscape character as well as
managing the effects on landscape character and visual amenity values.

A wide range of productive activities occur instheones TKS Yl 22NAGe 2F GKS 5A
landscapes comprising open spaces, lakes and rivers with high visual quality and cultural value are located
in the Rural Zone, there also exists the desire for rural living, recreation, comaskiding commaial
recreation)and tourism activities.

TheSki Area Sub Zo(®ASYis a sub zone of the Rural Zone and includes Treble Cone, Cardrona, Waiorau,
Coronet Peak and the Remarkalskifields A broad range of commercial and recreation activities are
provided for within the SASZ and are very important to the local ecantimyount CardronaSpecial
Zone(discussed belows situated at the base of the Cardrona SASZ within the Cardronaavdllagludes

a large extent of zoned but undeveloped resideratnl commercial land.

Wanaka Airport is located approximately 10km from the Wanaka Town Centre. The Queenstown Airport
Corporation lease the airport from the QLDC and investigated it as part of their masterplan process as being
an alternative or dual giort in the future. The Wanaka Airport was originally zoned Ruttzé PDRbut

with specific provisions), but through the hearings process has been incorporated into a proposed Airport
Zone, with the potential for limited commercial activities. Guiation activities carried out include;
aircraft, helicopters and aviation. Other activities include veteran, vintage and classic aircraft operations,
aviation museum, aero recreation, terminal building, cafeteria, hangars, fuel storage and offices.

BEKS / 2dzy OAf Q& a/ ! e&shlocdtis2btthe REASesultrepgrigdNin thisKkBDCA do not include the plan
enabled capacity outside of urban business zones. This will be captured in future updates.
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Gbbston Character Zone

The purpose of the Gibbston Character Zone is to provide primarily for viticulture and commercial activities
with an affiliation to viticultureThe zone is recognised as having a distinctive character and sense of place.
It incorporates terraced areas above the Kawarau RiViee microclimate within this area and availability

of water have enabled development for viticulture to the extent that this scalaimed wine producing

area. Visitor accommodation is scattered througtibatarea and there is also a local tavend several
wineries The zone is also connected to Queenstown via the cycle trails and wine tasting throughout the
zone is a popular tourist activity.

Rural ResidentiahdRural Lifestyle Zones

The Rural Residéal and Rural Lifesty#ones provide residential living opportunities on the periphery of
urban areas within specific locations amidst the Rural Zone. Inabgedisa minimum allotment size is
necessary to matain the character and qualities anticipatnd, where applicable, a buffer edge between
urban areas, or the open space, rural and natural landscape values of the surrounding Rural Zone

Millbrook and Waterfall Park Special Zones

Millbrook is located approximately 18.8 km from the Queenstown Town Centre. The area is contained
within the Resort Zone. It provides a visitor resort over an area of approximately 200 ha which offers
recreational, commercial, residential and visitondie¢s. The general amenity of the zone is one of higher
density development enclaves within the context of an open rural countryside and well landscaped
grounds. Golf courses and a range of other outdoor and indoor sporting and recreational aatévities
provided for as well as hotel and residential accommaodation, together with associated support facilities
and services Waterfall Park is located to the south of the Millbrook and promotes a similar resort style
development, but at a reduced densityhis zone is largely undeveloped.

Kingston

The settlement of Kingston is the southern entry point to the Districtc@imenunity is made up of both
permanent and holiday residents. Tettlement pattern is dominated by the lakeshore and the separation
of the town from the highwayY A y 3 &chafagte® & further enhanced by narrow roads, twight
buildings andurrounding vegetationExisting commercial activities are limited in this zone and include a
camping ground, retail shops and a tavern.

Due to gographic constraints, Kingston is effectively the next area available for development south of the
existing Queenstown Urban Area development fronts, Habtsynst Y R W O1 Q& t 2A Yy (0 ®
hectares of land has been rezoned to the Kingston Sp&mieeand remains largely undeveloped his

zone provides for predominantly residential zoning, but also includes provision foragis@gormodation,

an area of employment and education and recreation. To ettablglan enabled leveif residentiaband
businessievelopmentthree waters infrastructurand roadings required without this developmenit is
unlikely to proceed in the short to medium term.

Glenorchy& Kinloch

Glenorchy is situated at the northern end of Lake Wakatipu betweemdli¢h of the Rees River and the
mouth of Buckler Burn, and services btblrism and farming activities. The layout of the town is a

Page |65



reflection of theearly subdivision pattern and is characterised by wide streets, few footpathkarge
rectangular sections.l&orchy is an important base for visitor activity.

Kinloch is situated at the northern end of Lake Wakatipitsevestern shore.
Makarora

alb 1FNRBNF A& GKS 5Aa0NAROGQA v rNdisEparhid towrighiasit is @2 Y Y dzy
important local base for visitor activityWhile development is anticipated in these areas, theesare

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 tdigation 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 AteadiaeSta
Paradise. It is noted that the Arthurs Point Rural Visitor Zone has been included within the urban
environment.

Most of these areas (with the exception of Arthurs Point) have had little development, even though the
zone is very enabling. A btbeeview 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 of rakaisivity.

Cardrona andlount CardrongtationSpecial Zone

The Mount Cardron&tationSpecial Zone is located to the north of the Cardiboanshipand covers
approximately 130 hectares of land. The purposéiisfZone is to create a village that @zenodates
permanent residents, visitor accommodation, seasonal & migrant workers, with supporting commercial,
community and educational activities. Recent changes to this plan change have promoted a golf course, a
Y2NBE OSYyiuNIffe fandtbprdide gdhdolatadcésstS thedCardebnlBkiATea. This area
remains undevelopedtvidence submitted as part of the hearings profms8lan Change 5adicates that

there are plans to diversify the tourism offering in this location, includingssbpsew Gondola linking

from the special zone to the Cardrona Ski Faltigolf courseThis area may therefore play an increasing

role in the tourism offering in future and hatagge area of plan enabledsidentialcapacity

2.4.1 Infrastructurein the RuralEnvironment

The land contained in the Rural, Rural Lifestyle, Rural Residential Zones and the Wakatipu Basin are outside
the Councils scheme boundaries and are not anticipated to connect to the Council network but be privately
serviced onsite at thR S @St 2 LISNR&a Oz2ad o

The lack of Council servicing or limited of servicing in areas such as Kingston, Glenorchy, Kinloch, Gibbston,
Makarora and Cardrona restricts the ovealf S | Bugineds 8aacity outside of the urban environment
because the NPSDC requires capacity to Iserviced, orplanned to be serviced For example, in
Glenorchy there is an existing Council water supply scheme, which is being placed under considerable
pressure from increased levels of development and tivegagfrastructure. A hydraulic model is currently

being developed to confirm if any network constraints exist. In terms of wastewater there is no Council
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scheme and following initial community consultation plans to service Glenorchy thisgmagusheaut
beyond theproposedl0 year LT2018¢ 2028)to be notifiedearly 2018

Therefore & (G KS&aS IINBFa N’ 2dziaARS 2F (GKS Wdz2Nbly S
serviced irthe LTPthey cannot be counted dsasiblecapacityin this assessment

Housing Infrastructure FurfdilF)

The Housing Infrastruatel Fund was established by thev@rnment in 2017 to assist high growth councils
to advancenfrastructure projects important to increasing housing supply. The Council wassutin
three growth areas applied for (Kingston, Quail &sghand the Ladies Mile) and based on an indicative
business case, has provisionally been allocated up to $50 million dollars as part of the HIF.

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

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

to rezoning proposals through stage 1 of the PDP, from the notified Medium Density Zone, to High Density,
and BMU zonesSubject to the commissior@mrecommendations, this land may therefore accommodate

a portion ofplan enabled businessygacity It is noted that no major infrastructure issues were raised in

the PDP hearings, as it was considered efficient to connect this land to nearby reticulated networks.
However, it is considered the HIF will contribute to the construction of seandesringing forward this
developmentand connections with adjoining areas

¢KS FNBF NBFSNNBR (2 a W[ IRASaE aAftSQ FNBF Aa |
Shotover Bridge and Lake Hayes, and north of the Shotover CountrgkenHayes residential areas. The
fryR A& OdNNByiGte T2ySR a wdNIf K26SOSNI KIa 0SS
and Special Housing Areas Act 2013 Implementation Policy, meaning it has been identified as a site that
may be su#ble for the establishment of SHARhe proposed new infrastructure will include three waters

and a new roundabout.

Overall, the infrastructure delivered through the HIF will provide for approximately 3,200 &odszme
form of business capacitll o these areas are the subject of detailed business cases and an update will
be provided in the next BCDA.

2.5 Special Housing Areas

In total eight special housirgeas (SHABRave been approved within the Wakatipu Basin (Figure 2.8). This
includesestablishnga new SHA over the proposBdsiness Mixed Use (Gorge Raamt)e of the PDPThe

majority of SHAs have been approved outside of the urban environment, which have been serviced at the
developers cost (with the exception of the Business Mixed Use (RoagiSHA).
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SHAdave the potential tanakeonly a small contribution to business capacity in the Wakatipu Basin as
any development approved under the Housing Accords and Special Housing Areas AdASBHARA)
YySSRa (G2 0SS WLINS RiYkr plipdseof dipdaveltpmeiithih & SHE @ supgly
dwellings and any neresidential activities provided for are ancillarytte quality residential development
(such as recreational, mixed use, retail, or town centre land.usksebusiness uses that have been
approved g summarised in Tab21below.

Table2.1 ¢ Business Capacity ApprovedQLD Becial Housing Areas

SHA Commercial Breakdown

Bridesdale Café - Ground floor area is approx. 134m2
RM160066 approved the use of the café and additional buildings as a function centr
RM170862 approved the construction of two new buildings comprising of nine units
visitor accommodation and the use of McBride Cottage as a café.
Arrowtown Retirement VillaggCommunity Centre (hub, reception, gym, pool and other amenities for residents) all
ancillary commercial activities to a retirement village
Queenstown Country Club  |Total commercial GFA approx.: 5475m2 (consisting 3,600m2 public GFA + 1, 875m2
GFA (clubhouse)). Broken down into the following:

North block Commercial: 3,100m2

South block Commercial (boat shed café): 500m2

North Block clubhouse (private): 1,875m2
Activities consented include: medical centre, child care centre, gym/pool, retail, caf
boatshed café/restaurant, clubhouse (residents only), hospital, aged care and dem¢
care, and recreational activtiies such as a small movie theatre and lawn bowling fac

Of particular relevance to the consideration of the acceptalofity site as an SHA is section 16(3)(a) of
HASHAA, which that states the Minister must not recommend the making of an Order in Council
establishing a SHA unless the Minister is satisfied that adequate infrastructure to service qualifying
developments in th proposed SHA either exists or is likely to exist. For those SHAs that have been located
outside the urban environment (on portions of land zoned Rural, Rural Residential and Rural Lifestyle) or
have promoted densities above those anticipated in the @B PDP the provision of adequate
infrastructure is at the developers coLDQas entered into agreements with the developers to ensure

that these are constructed to Council standards, and in some instances have entered into developer
agreements to retify known servicing issues in the local area or inbuilt more capacity to enable future
growth.
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Figure2.8 ¢ Map of QLD Approved Special Housing Areas
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3 The District Economy

This sectiorprovides an overview of th@LD economy in terms of its drivers, strengths
and challenges. Thisf@lowed by a discussion of the current (2@ik&e yegreconomy,
recent growth (200€2016) and projected future growth (20:2®46), including growth
anticipated in the urban business zones in the short, medium anddamg

3.1 Overviewof the QLD Economy

This section provides an overview of the QLD economy, summarised from the QLDC Economic
Development Strategy 20%5 As discussed in Section 1, 2016 has been applied as the base year of this
assessment and this is the reason for reference back to 2015ofitext remains relevant to future
economic predictions, discussed further below.

Overall, @QDis a fourseason resort town economy with characteristics broadly similar to comparable
places around the world: outstanding natural environment, remote imtahigh degree of business
concentration in tourism activities and allied services, high living costs and a population that comprises a
large proportion of visitors on any given daiie QLD economy is very concentrated in and reliant on
relatively few mdustries, more so than any other district in New Zealand. These are industries that are
servicing visitors and the growing populati@anstruction, accommodation and food services represent
anestimated 4%2 ¥ G KS S5AX&Z0NAOGQa D5t

QLDhas experienced very strong economic (GDP) growth over the last decade (over double the New
Zealand average), with population and visitor growth providing the stiamulus. Visitor and lifestyle
related industries (accommodation, food services, rental services and recreation services) and property
and service industries (construction and construction services, general professional services, health
services, real eate) have grown strongly. GDP per capita has not grown as fast. Employment has grown
very strongly but estimated labour productivity in the District is well below the national levsleaiah
earnings from salaries and wages are relatively lefiectiveof lower value and seasonal employment in
accommodation and hospitality servicktdian income from all sources is, however, relatively high, likely
reflecting thatthere are many people (likely wealthy) residing in the district and receiving investnaent
income from outside the District.

This District has several sources of current and potential economic advantage, that are unique in New
ZealandKeystrengthsinclude:

Natural Amenities

The environment is revered nationally and internationally amwnsidered by residents as the

I NBl Qa aAy3atsS oA33Sad aaSio vYSe FSIGdaNBa Ay
the Remarkables, Coronet Peak, Snow Farm, Treble Cone and Cardrona; the Kawarau, Shotover

40 http://www.qgldc.govt.nz/assets/Uploads/Courbibcuments/Strategieand-Publications/QueenstowhakesEconomie
DevelopmeniStrategyConsultatiorDocument.pdf
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and Clutha rivers; and Mount AspiriNgtional Park. The District is also a gateway to Fiordland
National Park. These natural amenities underpin tourism industries and enable a raft of recreation
activities, such as skiing,-J@ating, rafting, tramping and nature walks, cruises, fishidggaif,

to name a few. The outstanding scenery makes the District a highly sdteghbcation as a place

to live and visit.

The Visitor Economy

¢C2dz2NAAY dzy RSN1LIAYyaA GKS S5Aa0NAOGQa SO2y2Yesx ol
supports a range dhdustries including accommodation and food services, arts and recreation
services, retail trade and rental services. Queenstown Lakes is a premier visitor location and
accounted for 9.4 percent of national visitor expenditure in 2013/14 (year ended Maith

District is a global destination, with a high proportion of international visiites.District has

achieved enviable loAgrm growth in measures of visitor attraction. Visitor nights have grown at

rates well above national levels over the lastaie and the District has a high average length of
visitor stays.

Entrepreneurial Culture

The District is well known for its history of innovative tourism developments, with the likes of bungy
jumping, jetboating, river surfing and tandem paragliding piered on a commercial basis in
Queenstown Lakes. The District has a high proportion of working age people who derive personal
income from selemployment or business at 28 percent, compared to the New Zealand average

of 16 percent. The District also hakigher than average business entry rate (proportion of new
businesses to existing businesses), higher than several cities in New Zealand, suggesting that a
relatively high level of business opportunities are available and taken up.

The District faces a mber of challenges to improving its economic performance. Some of these are shared
with other small districts in New Zealand. Several others are specific to the District and reflect its resort
town characteristicKeychallengesnclude:

Size and Location

The District is distant from markets for goods and services and other urban centres. Distance
increases transport and trade costs. When combined with the small local market, local businesses
canstruggle to achieve the same economies of scale as thabke isame industries in larger
markets, which constrains their productivity performance (and hence constrains profitability and
incomes).This means that having high quality connections, via air, road and telecommunications
infrastructure, is vitally impaant for the District.

Concentration of Industry

While the visitor economy is a strength, its dominance means that the District is one of the least
diversified economies in New Zealand. Industrial diversity allows for a greater variety of
interactionsbetween businesses of different types and can result in more radical innovation. A lack
of diversity can also make the local economy vulnerable to shocks that impact on key sectors.
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Housing Affordability and Cost of Living

The District has relatively higbuse prices. This is due to a combination of population growth and
the second home market that have pushed up demand; and higher building costs (due to location
related higher transport cost for materials, as well as high demand for a limited suppdslof lo
construction labour) and higher land cd&tglthough the median household income is high, the
high median house price means the District rates as having some of the least affordable housing in
the country. Affordability is a particular problem forgkeavorking in labour intensive tourism and
related industries, as these industries have relatively low productivity and low eaanthgse
reflected in the districts low median salari€sher living costs are also comparatively high due to

location reléed transport costs for goods and a lack of business competition due to the small population
size.

Pressure on Infrastructure

Although the local population is forecast to grow relatively strongly, visitor numbers are forecast
to grow strongly too and therpportion of residents to visitors may decline over time. Hence parts
of the rating base will continue to get stretched to cover infrastructure costs for the combined
resident and visitor population.

3.2 The Current Econon{016base year

This section provas a detailed 2016 snaghot of the QLD economy from an employment and business
count perspectivérom the SNZ Business Directory 20l economy has been summarised according to
48 economic sector§hese sectors are an aggregation of more detailedstriduclassifications (ANZSICs).

3.2.1 Sector Leve] Total District

Table 3.1and Appendi¥ summariseemployment (measured in terms of an employee caounatlified to
includeestimated working proprietar(MEC)) and business counts (geographic units)

In total the district has approximately 7,460 businesses employing approximately 25,754 workers. 1t is
important to note that the Business Directory counts only businesses and their staff registered to a QLD
addressand does not include those workers whorgasut their job in the district budre usually based at

a companylocated outside the districSimilarly, some workers of QLD businesses may carry out their job
beyond the district. This means that on any particular day, there may be a greater onim$serce

present in the district than shown in the dafée Business Directory is also a snap shot as at February each
year. This falls within the peak summer season (from a tourism perspective) but will not capture short term
staff employed during o#r times in the year, such as for the winter season, or grape picking period for
exampleg when seasonal workers are common in both Queenstown and Wanaka. These limitations need
to be taken in mind.

41 Rder to the QLD Housing Development Capacity Assessrxe2®18or further detail on this issue.
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Table3.1: QLCEmployment andusinesse2016 by Ward

48 Sector Description

Horticulture and fruit growing

Sheep, beef cattle and grain farming

Dairy cattle farming

Poultry, deer and other livestock farming

Forestry and logging

Fishing and aquaculture

Agriculture, forestry and fishing support services
Mining, quarrying, exploration and other mining support services
Oil and gas extraction

Meat and meat product manufacturing

Dairy product manufacturing

Other food manufacturing

Beverage and tobacco product manufacturing
Textile, leather, clothing and footwear manufacturing
Wood product manufacturing

Pulp, paper and converted paper product manufacturing
Printing

Petroleum and coal product manufacturing
Chemical, polymer and rubber product manufacturing
Non-metallic mineral product manufacturing

Primary metal and metal product manufacturing
Fabricated metal product manufacturing

Transport equipment manufacturing

Machinery and equipment manufacturing

Furniture and other manufacturing

Electricity generation and supply

Gas supply

Water, sewerage, drainage and waste services
Construction

Wholesale trade

Retail Trade

Accommodation and food services

Road transport

Air and space transport

Information media and telecommunications
Finance

Insurance and superannuation funds
Auxiliary finance and insurance services
Rental, hiring and real estate services
Owner Occupied Dwellings

Central government administration, defence and public safety
Local government administration

Education and training

Health care and social assistance

Arts and recreation services

Personal and other services

Total

Source: SNZ Business Directory, M.E.

Other transport, postal, courier, transport support and warehousing serv

Professional, scientific, technical, administrative and support services

Employment (MECs)

Wanaka Wakatipu
Ward Ward

67 121
158 90

44 5

68 21

3 3
10 9
54 74

8 9

14 1

66 138

15 55

11 13

20 27
- 38

20 0

17 32

8 3

26 42

51 26

20 64

9 40

0 -

64 25
999 2,303
136 334
800 2,125

1,410 5,427

55 280

ces. 57 536

17 288
108 282

55 186
- 0

15 85
313 806
736 2,591

16 243

13 176
325 600
231 518
275 1,260
132 430

6,445 19,308

District

188
248
49
89
6
20
129
17
1
15
204
70
24
47

38
20
49
11

68
77
84
50

0

89
3,302
470
2,925
6,837
335
592
305
390
241
0

99
1,120
3,327
258
190
925
749
1,535
562

25,754

Businesses (Gus)

Wanaka Wakatipu
Ward Ward
33 39
76 43
5 3
25 27
10 11
6 5
25 30
5 9
- 1
2 3
15 17
12 21
5 7
4 6
- 8
5 1
4 8
3 3
10 6
8 6
9 21
7 20
2 -
2 -
9 12
456 725
56 79
132 340
168 448
15 99
33 74
9 16
29 90
152 365
- 4
14 44
464 1,294
303 696
6 30
2 2
29 53
65 108
78 178
72 145
2,364 5,094

District

119

11

21
1,182
135
472
616
114
107
25
120
517
4

57
1,758
999
36

3

82
172
256
216
7,458

The major share of employment and businesses is based in the Wakatipu Ward (75% and 68% respectively).
In the Wakatipu area there are approximately 5,090 businesses employing 19,308 workers. The largest
sedor in terms of numbers of businesses is the Rental, Hiring and Real Estate Services with 25% of the ward
2 Fhisisko€caugd NR Q
many of the businesses are likely to belsitgliday homes or groups of holiday homes set up as individual

total (1,290 businesses). However, this seStof LI 2 & &
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businesses for rental purposes. These businesses do not employ people hence the mismatch. Included in
this sector arejpassenger vehicle rental, equipment hire, scaffolding services, mgaidand nonr
residential property operators and real estate agents.

The second largest count of businesses ismstruction sector; 14% of the ward total (725 businesses)
construction also accounts for 12% of ward workers (2,300). This is follothedRvgfessional, Scientific,
Technical, Administrative and Support Services sector with just under 14% of ward businesses (700) and
13% of the workers (2,590).

Accommodation and Food services sector dominates in terms of employment in the Wakadipbuvar
accounts for a more modest share of businesses. Almost a third of all employment (28% or 5,430) yet only
9% of businesses. The retail sector makes up a further 11% of ward employment (2,125) and 7% of
businesses.

The Wanaka Ward accounts for theldnce of economic activity32% of district businesses and 25% of
district workers. The same three sectors dominate Wanaka ward business counts. Rental, Hiring and Real
Estate businesses account for 20% of the ward total (and 5% of ward workersjucBonsanks second

with 19% of businesses (460) and 15% of employment (1,000). The Professional and Administrative
Support sector makes up 13% of businesses (300) and 11% of local employment (740). Accommodation
and Food Services and the Retail seateralso dominant in employment terms with a 22% and 12% share

of the ward total respectively.

The WakatipWard is a significantly larger economy than Wanaka Wiandtal Wakatipiward is 3 times

larger in employment terms than Warsai@ able 3.2)The difference is greater in the Transport sector (8.5
times) the Recreational and Personal Services sector (4.15 times) the Hospitality and Trade sectors (3.36
times) and Business Services (3.22 times).

Only in the Primary sector and Utilities sector ddamaka Ward employ more people. a relative ince
there is more concentration on Industry and Construction in Wanaka than Wakatipu, that is the ratios are
lower than the overall (1.73 and 2.31 respectively compared with 3.0 overall).

Table3.2: 2016 Employment Comparison Wanaka and Wakatipu Wards, (MECs)

Wanaka Wakatipu Wakatipu

Broad Sector Ward Ward

Primary

Industry 277

Utilities 64
Construction 999
Hospitality and Trade 2,344

Transport 129

Business Services 1,227 3,950
Government, Education and Health

Arts Recreation and Personal Servig
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3.2.2 KeyEconomicSectors

As identified above, thel@®@economy is dominated by a few key sectors, bé&iagommodation and food
services, Retail, Business and Professional Ser@icastructionand Recreational, Personal and Arts
Servicest KSaS IINB LI GGSNya GKIFIG NS SydaANBte Oz2yaraid
tourist destination (A@ommodation and Retail) and its rapiduseholdgrowth (Construction).

Expressing employment shares for each sector within the district and comparing those shares with
employment shares for the country overall provides insights into relative concengrafiativity which

in turn point to comparative advantages or competitive advantages held by the district. These are termed
Location Quotients (LQSs).

Whenv [ 504 SYLX 28 YSy{ & fotahdB guotiersi®latiG: Hd ihSshase SRnatibril
employment in 2016, five key sectoemerge as important to QL{Figure 3.1)as shown in the figure
below. Not surprisingly, these are the sectors most highly engaged in the tourism markets.
Accommodation and food services, Arts and Recreational seamcesansport are all high employment
number sectors while rentals and real estate agents captured the high numbers of holiday homes within
the District. Finally, the rapid growth of QLD is reflected in the high relative concentration of construction
secbr employment

Figure3.1 ¢ Location Quotient of QLD Employment 2016 by Sector
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Retail, Other Transport, Postal and Courier Services, Water and Sewerage, Deer and Other Livestock
Farming and Profession&érvices account for a similar share of employment as the national average.
Mostly this reflects their more direct links to population numbers (except other livestock farming). QLD
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residents shop, require water services and professional services atrtfte rate as the rest of New
Zealand.

The balance of sectors account for a lower share. These are goods and services that need to be brought
into the district to meet household and business needs (Figure 3.1).

3.2.3 Spatial Distribution of Employme2016)

Usig an approximate concordartéef 2013 meshblocks with the defined urban environment éregure

2.2) 2016 employment activity in each economic sector has been split between an urban and rural
environment locatiorfTable3.3). Approximateh88% of all mployment (MECs) in 2016 in QrPlocated

within the urban environment (an estimated 22,760 MECs) and 12% of district employment (2,990 MECs)
is located in the rural environmerggdefined for the purpose of this BDCA).

Sectors where the urban shasehighest include (but are not limited to):
Construction (88%)

Retail (92%)

Wholesale (90%)

Accommodation and Food Services (90%)

Personal and Other Services (93%), and

A =/ = a4 = =

Most Manufacturing sectors

These patterns reflect the concentration of households thekfore workforce), commercial centres and
business zones (and their irtiationships) within urban areas.

Sectors where the urban share is relatively lower include (but are not limited to):
Arts and Recreation Services (73%)

Transport Equipment Manaturing (64%)

Machinery and Equipment Manufacturing (65%)

Chemical/Polymer Manufacturing (11@though only a small sized sector overall)

A =/ = =4 =2

Beverage Manufacturing (23%lthough this includes wine production linked to vineyards),
and

1 Most of the Primary Sectors, which are generally rural as expected.

42 Meshblock boundaries do not always match zone boundaries. As such, M.E included all meshblocks that had all or some of their
area within the urban environment boundary. This (unavoidably) includes some rural based activity within the urban abvironme
totals.
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Table3.3 ¢ 2016 QLD Employment by Urban and Rural Environment

48 Sector Description

Horticulture and fruit growing

Sheep, beef cattle and grain farming

Dairy cattle farming

Poultry, deer and other livestock farming

Forestry and logging

Fishing and aquaculture

Agriculture, forestry and fishing support services
Mining, quarrying, exploration and other mining support services
Oil and gas extraction

Meat and meat product manufacturing

Dairy product manufacturing

Other food manufacturing

Beverage and tobacco product manufacturing

Textile, leather, clothing and footwear manufacturing
Wood product manufacturing

Pulp, paper and converted paper product manufacturing
Printing

Petroleum and coal product manufacturing

Chemical, polymer and rubber product manufacturing
Non-metallic mineral product manufacturing

Primary metal and metal product manufacturing
Fabricated metal product manufacturing

Transport equipment manufacturing

Machinery and equipment manufacturing

Furniture and other manufacturing

Electricity generation and supply

Gas supply

Water, sewerage, drainage and waste services
Construction

Wholesale trade

Retail Trade

Accommodation and food services

Road transport

Other transport, postal, courier, transport support and warehousing serv|
Air and space transport

Information media and telecommunications

Finance

Insurance and superannuation funds

Auxiliary finance and insurance services

Rental, hiring and real estate services

Owner Occupied Dwellings

Professional, scientific, technical, administrative and support services
Central government administration, defence and public safety
Local government administration

Education and training

Health care and social assistance

Arts and recreation services

Personal and other services
Total

Total

]

strict

MECs

ces.

188
248
49
89

20
129
17

15
204
70
24
47

38

20
49
11
68
77
84
50

89
3,302
470
2,925
6,837
335
592
305
390
241

0

99
1,120

3,327
258
190
925
749

1,535
562

25,754

203
16
21
47

38

49
11
67
49
55
47

88
2,772
423
2,868
6,187
323
545
298
363
235

0

96
1,034

3,041
256
190
851
720

1,123
524

22,760

Urban Env. Rural Env.

MECs MECs

134
226

14

owflgo

28
29

529
47
57

650
12
47

27

85

286
2

74
29
412
38
2,994

Source: SNZ Business Directory 2016, M.E. Urban Environment and Core Business Enabled Zones defined by 2013 Meshblock.

Meshblock boundaries capture an area greater than the zone boundaries.
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Urban Env.
Share of
District

29%
9%
13%
34%
64%
58%
47%
94%
0%
0%
6%
100%
23%
87%
99%
0%
100%
0%
11%
100%
100%
99%
64%
65%
95%
0%
0%
99%
84%
90%
98%
90%
96%
92%
98%
93%
98%
100%
97%
92%
0%
91%
99%
100%
92%
96%
3%
93%
88%

Rural Env.
Share of
District

71%
91%
87%
66%
36%
429
53%
6%
0%
0%
94%
0%
77
13%
1%
0%
0%
0%
89%
0%
0%
1%
36%
35%
5%
100%
0%
1%
16%
10%
2%
10%
4%
8%
2%
7%
2%
0%
3%
8%
0%
9%
1%
0%
8%
4%
27%
7%
12%




With the exception othe primary sector (and related) employment in thieal area, theseelativelylower
shares reflect the activity sustained in 8raalltownships excluded from thaéefinedurban environment

and commercial operations like the ski fields and the small numbertodaahdustrial sitegincluding
water treament and other utilities) These activities have less reliance on urban areas for business
locations. Businesses either run from or registered to thmmie, located in rural residential and rural
generaldwellingswill also account for a share of rueshployment activity.

Table 34 examineghe share of urban employment that falls within the defined business enabled zones
(section2.3.2) as opposed to the balance of urban environment zones (which includes mainly residential
and open space areas). Agaan approximate concordarféeof 2013 meshblocks with the defined
business enabled zones within the urban environment area was used.

Approximately 72% of all QLD urban environment employment (MECs) in 2016 is located within the core
business enabled zen (an estimated 16,290 MECs) and 28% (6,470 MiEGs)ated in the nofbusiness
(residential and other) zones (as defined for the purpose of this BDCA).

Sectors where the business enabled zone share is highest (i.e. businesses locating in businestuznes
(but are not limited to):

Printing (100%)

Local Government Administration (100%)
Finance (96%)

Retail (92%)

Wholesale Trade (87%)

A =/ = a4 = =

Central Government and Public Safety (93%).

Sectors where the business enabled zone share (i.e. businesses locatisgness zones) is relatively
lower, reflecting a portion of these activities locating in-basiness zones include (but are not limited to):

Professional, Scientific, Technical, Administration and Support Services (72%)
Healthcare and Social Assist&i(¢1%)

Rental, Hiring, Real Estate Services (69%)

Road Transport (67%)

Accommodation and Food Services (69%)

Construction (48%)

A =2 =/ =2 a4 = =

Transport Equipment Manufacturing (36%)

43 M.E included all meshblocks that had all or some of their area within the business enabled urban zone boundaries. This
(unavoidably) includes some nbaosiness zone based activity within the business zone totals.
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Table3.4 ¢ 2016 QLD Urban Environmemhioyment by Business and NBaosiness Zones

48 Sector Description

Horticulture and fruit growing

Sheep, beef cattle and grain farming

Dairy cattle farming

Poultry, deer and other livestock farming

Forestry and logging

Fishing and aquaculture

Agriculture, forestry and fishing support services
Mining, quarrying, exploration and other mining support services
Qil and gas extraction

Meat and meat product manufacturing

Dairy product manufacturing

Other food manufacturing

Beverage and tobacco product manufacturing

Textile, leather, clothing and footwear manufacturing
Wood product manufacturing

Pulp, paper and converted paper product manufacturing
Printing

Petroleum and coal product manufacturing

Chemical, polymer and rubber product manufacturing
Non-metallic mineral product manufacturing

Primary metal and metal product manufacturing
Fabricated metal product manufacturing

Transport equipment manufacturing

Machinery and equipment manufacturing

Furniture and other manufacturing

Electricity generation and supply

Gas supply

Water, sewerage, drainage and waste services
Construction

Wholesale trade

Retail Trade

Accommodation and food services

Road transport

Other transport, postal, courier, transport support and warehousing serv|
Air and space transport

Information media and telecommunications

Finance

Insurance and superannuation funds

Auxiliary finance and insurance services

Rental, hiring and real estate services

Owner Occupied Dwellings

Professional, scientific, technical, administrative and support services
Central government administration, defence and public safety
Local government administration

Education and training

Health care and social assistance

Arts and recreation services

Personal and other services
Total

Urban Env.

ces.

MECs

203
16
21
47

38

49
11
67
49
55
47

88
2,772
423
2,868
6,187
323
545
298
363
235

0

96
1,034
3,041
256
190
851
720
1,123
524
22,760

Approx. Core Approx. Non

Business

Zone MECs Zone MECs

177
14
15
39

38

41

48
18
43
35

21
1,334
369
2,639
4,268
215
431
274
286
227

0

74
673
2,178
239
190
525
514
859
393
16,292

Business

35
13

34

20
32
11
12

67
1,439
55
229
1,918
108
114
24

7

23
361
863

17
326
206
263
131

6,468

Approx. Cor¢ Approx. Non

Business  Business
Zone Share Zone Share|

of Urban of Urban
35% 65%
44% 56%
21% 79%
93% 7%
65% 35%
74% 26%
44% 56%
51% 499
0% 0%
0% 0%
0% 1009
87% 13%
89% 119%
73% 27%
83% 17%
0% 0%
100% 0%
0% 0%
87% 13%
83% 17%
68% 32%
71% 29%
36% 64%
79% 21%
74% 26%
0% 0%
0% 0%
24% 76%
48% 52%
87% 13%
92% 8%
69% 31%
67% 33%
79% 21%
92% 8%
79% 21%
96% 49
100% 0%
77% 23%
65% 35%
0% 0%
72% 28%
93% 7%
100% 0%
62% 38%
71% 29%
77% 23%
75% 25%
2% 28%

Source: SNZ Business Directory 2016, M.E. Urban Environment and Core Business Ena * Shares applied to total District EFM employment projections, held constant.

Meshblock boundaries capture an area greater than the zone boundaries.

Approx.
(o] (}
Business
Zone Share|
of District*
10%
4%
3%
31%
42%
43%
20%
48%
0%
0%
0%
87%
20%
63%
82%
0%
1009
0%
10%
83%
68%
70%
23%
51%
70%
0%
0%
23%
40%
78%
90%
62%
64%
73%
90%
73%
94%
1009
74%
60%
0%
65%
92%
1009
57%
69%
56%
70%

These lower sharesan generally be explained and do not necessarily represent a planning framework that
is ineffective in containing economic activities within business enabledgsae® dispersal of activity is

to be expected. For example:
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1. Many smalkcale trade sergé businesses in the Construction Sector and courier drivers/truck
drivers in the Road Transport Sector areaeiployed individuals who register their business to
their home address.

2. Many selfemployed consultants or professional service providers likghitects and
accountants also work from home.

3. Small odine businesses can easily be operated from a residential address.

4. Doctors surgeries and dentists are commonly located in residential zones (efterposing
residential dwellings).

5. Community srvices such ashidd care centres and schools are also commonly enabled in
residential zones.

6. Each real estate agent is a separate registered business (often to their home address) even if
they operate out of centrdased agency.

7. Visitor Accommodath is enabled in some residential zones (and falls outside of the PDP Visitor
Accommodation Subone3. For example, visitor accommodation is provided$a Restricted
Discretionary Activitwithin the High Density Residential Zooéthe PDR

8. The PDP also enables home based businesses that meet prescribed rules, and these are rated
accordingly.

What is not known is the degree to whiclperceived or actuashortage of capacity (including suitably
sized and/or priced premises)ay havded to the current patterns of economic activity in Rbusiness

zones in some sectors. Or, whether the development of more office,$paegample, including shared
office facilities likéPhe Cefln WanakandWhie Hangaiin Queenstownwould result in ma homebased
businesses moving into the business zones over tigeh patterns may also result due to the spatial
distribution of customers, such as child care centres or doctors and dentists being located near to the
residential areas they service, oittwconvenient access and parking for custonvene now struggle to

find parking in the Queenstown Town Centre

There is however a known historical pattern of retail/commedsgaklopmenton land that iprimarily

zoned for industrial purposes. This inigs, for example, the Mitre 10 Megd® t F 1 Qy Q{ | S Ay
Flats Special Zohecating within an activity area intended for industrial;ewell as the establishment

of small scale retail/officactivities alongslenda Drive, and within the Lddensity Residential Zone at
Frankton.! W. dzyyAy3a4Q NBGFAf &G2NB A aindustrid &ea bidBvas?2 a SR
considered at a hearing in January 2018.

This patterrof commercial creepras acknowledged by Councils economic exffeftsing the mapping
hearings on Stage 1 of the PDRvas noted that the significant growth experienced in the District has
pushed up rental prices for commercial and industrial land and resulted in competition between businesses
seeking to locate on thefel G A @St & WOKSILISNDR AYyRddAGNARFIE 1 yR®

44 http://www.gldc.govt.nz/asss/Uploads/Planning/Distrig?lan/Hearing®age/Hearingtream13/Sectior4 2AReportsand
CouncHExpertEvidence/Councttvidence/QLDE3-QueenstowrPhilipOsborneEvidence?29310928v-1.pdf
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commercial office consents have occurred in industrial zones, resulting in artificial intyeheqwice of
industrial land andn some placesental prices increasing levelswhichare unaffordable for industrial
uses.

Such trends can be monitored over time, includingamitoring reports anduture updates of the BDCA
to gain further understanding of the spatial location of demand, as required by the definitidR 8fY I Y R €
and PB1 of the NRIDC

3.3 HistoricalChanges in the Economy

This section looks briefly at pasttred& & KI @S f S R01b BasevypaBcOriomyOHistahcRl v (i
data on employment and business counts is presented for the period 200060 20

3.3.1 Total District Activity

According to the SNZ Business Directory total employment@MiBGhe district grew from 11,200 to

25,750 between 2000 and 2016. This is total growth of 14,550 jobs (130%) or an average annual increase
of 910 MECs/year. V@r that period, the count of businesses grew from 2,860 to 7,460. This represents
total growth of 4,600 business (161%) or an annual average increase of 290 businesses/year.

Figure3.2 ¢ Indexed Employnrg and Business Growth 20Q016¢ Total Districvs NZ

Total District Growth (Index 1000)
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As shown irFigure3.2, QLD growth in both employment and number of businesses terms has greatly
exceeded tk national growth rates over the past 16 years (20@D16). Differences in growth rate
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evened out immediately following the GFC (20@®811) with both the national and district employment
falling in number. In recent times QLD growth has acceleratag fiom the national average (indexed).

Average business size across the district (all sectors) was close to 4.0 MECs/business during the years 2000
2003. This then decreased steadily down to 2.9 MECs/business by 2009 when it stabilised at about 3.1
MEC#usiness through to 2013. The period from 2@036 has seen business size increase again (to
reach 3.5 MECs/businessdate). Figure3.2 shows the relative growthates of both businesses and
employment (indexed to the 2000 base year). The period where businesses were growing more rapidly
than employment (i.e. growth of smaller businesses) from 2003 to 2009 is evibeaistis followed by a

period of very littlegrowth (even decline) as the effects of tAbal Financial Crisis (Gplay out across

the district.

Growth began to remerge from around 2013 onwards. Interesting to note that the upturn in
employment growth occurred ahead of the upturn in numbfdbusinessesGrowth in business numbers

began to pull ahead of employment growth in the early 2000s, up until the GFC in 2008. However, this was
driven by an increase in the number of Rental, Hiring and Real Estate businesses (primarily secondary
housesset up as businesses). People from across New Zealaadoamndthe world purchased secondary
dwellings in QLD and set them up as rental businéssake advantage of the mostly tax free capital gains
accruing during this period of high house price ghoBet up as businesses allowed investors to offset tax
F3FAyad f2aasSa Ay OdzaxBRgroWw MENY sedtdt Batéup Maralitdan 30% &f 0tdla Q ¢
business number growth from 20Q12008. In total this sector made up only 18% of thaltoumber of
businesses in 2000, while it makes up 24% today.

In more recent times business numbers have grown at a slower rate than employment.

Historical counts of population and visitisan be contrasted with business and employment growth for
the period 2001 to 2013. During these years

1 the usuallyresidentpopulation increased by 11,890 (an annual average increase of 990 and
total growth of 67%),

i1 average day visitors increased b9®) (an annual average increase of 270 and total growth
of 22%)and

1 peak day visitors increased by 21,040 (an annual average increase of 1,750 and total growth
of 49%) between 2001 and 2013

Figure3.33 provides an index of growth for all five variables between 2001 and 2013. It shows that between
2001 and 2008, employment and businesses were groatirayfaster rate than both population and
tourismg a time of real gpansion in the business sect@etween 2009 and 2013, the rate of growth in
businesses, employment, population and pdak visitor counttias been aligned. Overall, this analysis
suggests that in the recent past, economic growth in QLD has beepdingsedo meeting the demands of

the residents and peaeason(shourism activity, and lessbout theaverage day touris@which showed

45 Refer Table 1.1.
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little change between 2006 and 2Q1Bost likely influenced to a greater extent by the global financial
crisig®.

Figure3.3 - Indexed Growth Indicators 20@2D13¢ Total District

Total District Growth (Index 1000)
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3.3.2 Sector Leve] by Ward

Table3.5 and AppendiX show change in employmeand business counis the Wakatipu Ward between

2000 and 2016According to the SNZ Business Directory total employment (MECS) in the ward grew from
8,840 to 19,310 between 2000 and 2016. This is total growth of 10,471 jobg @rl@%@verage annual
increase of 655 MECs/year. Over that period, the count of businesses grew from 2,070 to 5,090. This
represents total growth of 3,025 business (146%) or an annual average increase of 190 businesses/year.

Overall, the Wakatipu Wagtcounted for 72% of employment growth in the District since 2000 and 66%

of business growth in the District. This shows that the demand for additional business land and floorspace
has been largely focussed on Wakatipu Ward. Sectors dwetshown stng growth since 2000 (in real
and/or percentage terms) in the Wakatigéardinclude:

1 Other Food Manufacturinggrowth of 100 MECs or 268%. The growth of this sector has
largely occurred since 2009, with little or no change prior. This giisvgthalln absolute
terms and is probably made up of niche food product manufacturing for the tourism sector.
Locationally, probably a mix of industrial and commercial space.

46 Table 1.1 shows a return to steady growth for average day visitor counts from 2018 into itezriong
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1 Construction:;growth of 1,620 MECs or 236%. Growth was strongest between 2000 and 2005,
followed by a very slow growth period (just 7%) from 2005 to 2009 and strong growth again
between2009to 2016 Thidevel of growth is significant in absolute terms. A large portion
of this growth occurs in residential areas (approximately 50%). dlheck would have
occurred across a mix of areas including industrial land and potentially some in commercial
space.

Table3.5: Wakatipu Ward Employment Change (MECs), 22006

Growth in Employment (MECs) Growth (%)
48 Sector Description 2000- 2005-  2009- 2000-  2000- 2005- 2009-  2000-
2005 2009 2016 2016 2005 2009 2016 2016

Horticulture and fruit growing - 12 - 73 70 - 14 -8% -59% 136% -119%
Sheep, beef cattle and grain farming - 31 - 28 1- 58 -21% -24% 2% -39%
Dairy cattle farming 1 - 0 4 5 0% -25%  739% 0%
Poultry, deer and other livestock farming 7 1- 13 - 5 27% 3% -37% -18%
Forestry and logging - 2 0 1- 1 -43% 14% 21% -21%
Fishing and aquaculture - 2 1 9 8 -100% 0% 949% 3979
Agriculture, forestry and fishing support services 142 - 81 6 67| 1969% -54% 9% 932%
Mining, quarrying, exploration and other mining support services - 5 - 17 6 - 16 -21% -85%  211% -64%
Oil and gas extraction - - - - 0% 0% 0% 0%
Meat and meat product manufacturing - - - - 0% 0% 0% 0%
Dairy product manufacturing 12 - 12 1 1 0%  -100% 0% 0%
Other food manufacturing - 1 15 86 100 -2% 40% 168% 268
Beverage and tobacco product manufacturing 31 2 - 67 - 34 34% 2% -55% -38%
Textile, leather, clothing and footwear manufacturing 6 - 13 1 - 6 28% -52% 12% -31%
Wood product manufacturing 17 - 23 4 - 1 61% -50% 19% -5%
Pulp, paper and converted paper product manufacturing - - - - 0% 0% 0% 0%
Printing 11 19 - 13 17 49% 59% -25% 78%
Petroleum and coal product manufacturing - - - - 0% 0% 0% 0%
Chemical, polymer and rubber product manufacturing 4 - 3 - 1 0 0% -67% -72% 0%
Non-metallic mineral product manufacturing 9 0 8 18 64% 2% 34% 1249
Primary metal and metal product manufacturing - 7 - 4 3 0% 0% -58% 0%
Fabricated metal product manufacturing 22 - 15 38 544% 0% 58% 9169
Transport equipment manufacturing 10 - 15 8 4 47% -46% 49% 18%
Machinery and equipment manufacturing 3 3 36 42 11% 13% 127% 1869
Furniture and other manufacturing - 4 - 8 17 5 -11% -25% 70% 13%
Electricity generation and supply - 3 - 3 - 0% 0%  -100% 0%
Gas supply - - - - 0% 0% 0% 0%
Water, sewerage, drainage and waste services 18 - 9 - 11 - 3 63% -20% -30% -10%
Construction 863 101 654 1,618 126% 7% 40% 2369
Wholesale trade 42 44 120 206 33% 26% 56% 1619
Retail Trade 612 14 514 1,139 62% 1% 32% 1169
Accommodation and food services 735 - 206 1,948 2,478 25% -6% 56% 84%
Road transport 52 - 29 104 126 34% -14% 59% 83%
Other transport, postal, courier, transport support and warehousing servjces. 161 - 8 178 330 78% -2% 50% 1619
Air and space transport 11 8 155 173 9% 6% 116%  150%
Information media and telecommunications 70 - 85 73 57 31% -29% 35% 26%
Finance 44 49 11 104 54% 39% 6% 1279
Insurance and superannuation funds - 3 3 - 6 - 6 -52% 97% -97% -97%
Auxiliary finance and insurance services 17 24 18 58 62% 55% 26% 2179
Rental, hiring and real estate services 256 - 46 222 431 68% -7% 38% 1159
Owner Occupied Dwellings - - - - 0% 0% 0% 0%
Professional, scientific, technical, administrative and support services 855 91 791 1,737 100% 5% 44% 2039
Central government administration, defence and public safety 14 36 115 164 18% 39% 90% 2109
Local government administration 8 117 28 153 33% 372% 19% 6449
Education and training 106 73 203 383 49% 23% 51% 1769
Health care and social assistance 104 29 198 331 56% 10% 62% 1779
Arts and recreation services 246 112 286 644 40% 13% 29% 1049
Personal and other services 42 - 1 135 175 16% 0% 46% 69%
Total 4,468 95 5,907 10,471 51% 1% 44% 118%]

Source: SNZ Business Directory, M.E.

1 Retail:growth of 1,140 MECs or 116%. The growth pattern over time is similar to construction
but with almost no growth (1%etween2005 to 200%s the effects of the GFC impacted on
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the District This sector will have increased demdodcommercial centre fed. Both
Remarkables Park and more recently Five Mile retail centres have developed in this time
period. LY F RRAGA2Yy X I NBS aNdMite AG MegivdaiticRlaSaia ot |
sought industrial zoned land to locate on due to its low c@erefore, a portion of retail
demand growth puts pressure of industrial land capacity.

1 Accommodation and Food Servicgsowth of 2,480 MECs or 84%. Growth has been
concentrated in the period since 2009 (the sector contracted in employment terms between
2005 and 2008@uring the GFC)rhis recent growth will have put pressure on commercial land
in or near to Queenstown in particular. Visitor accommodatiorFrankton Road has
expanded since 2000.

1 Professional Services: growth of 1,740 MECs or 208%growth pattern for this sector is
similar to the above, with strong growth up to the GFC, then a period of contraction, followed
by strong recent growth (2018 2016). Typically, this sectdocates in commercial space
therebyputting pressure on commegt officeareas

Table 36 and Appendix show change in employmeand business counis the Wanaka Ward between
2000 and 2016According to the Business Directory total employment (MECSs) in the ward grew from 2,360
to 6,445 between 2000 and 2016.hig is total growth of 4,080 jobs (173&s)aster than the district
averageyet only accounted for 28% of the total district graw@wer that period, the count of businesses
grew from 790 to 2,360. This represents total growth of 1,580 business (@00%ese some 344 were
rentals, hiring or real estate (which are likely to be high numbers of holiday home busasesgieenced

by the 0.58 employees for every new business in this gector

Overall, the Wanaka Ward accounted for 28% of employment growth in the District since 2000 and 34% of
business growth in the District. Sectors which have shown strong growth since 2000 (in real and/or
percentage terms) in th&/anaka wardnclude:

1 Water, 8werage, Drainagand Waste Services: growth of just 55 MECs but a 657% increase,
with associated demand for industrial/yard land. This sector showed rapid growth between
2005 and 2009 (when many other sectors slowed or dectinedo the GFCand growthhas
continued into the 2009 to 2016 period.

1 Construction: growth of80 MECs 0B57%6. Growth was strongest between 2000 and 2005,
followed by a very slow growth period (j&8%) from 2005 to 2009 amthoderategrowth
again since 2009.

1 WholesaleTrade growth of 100 MECs or 283%. Growth was negligible between 2005 and
2009, otherwise has been steady. Typically, this growth would have put pressure on
warehouse space (industrial) and commercial office space.

1 RetailTrade growth of 450 MECs or 126%/hile growth was well down between 2005 and
2009, it performed relatively better than the retail sector in Wakatipu (5% growth compared
to 1%across the GHCGrowth here drives demand for commercial centre land and also with
the rise of big box LFR rdéss, pressure is brought to bear on industrial land.
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1 Accommodation and Food Services: growth of 830 MECs or 142%. Growth has been
concentrated in the period since 2009Vhile Wakatipu saw a decrease in employment
between 2005 and 2009 in this sector, Vdka experienced a 22% increase.

1 Professional Services: growth of 610 MECs or 485%. The pattern is similar to the Construction
sector over time. Typically, this sector would have been putting pressure on commercial office
space in Wanaka as well as hebased business.

Table3.6: Wanaka Ward Employment Recent Change (MECs); 2006

Growth in Employment (MECs) Growth (%)
48 Sector Description 2000- 2005- 2009- 2000- 2000- 2005- 2009-  2000-

2005 2009 2016 2016 2005 2009 2016 2016

Horticulture and fruit growing 3 - 4 38 37 10% -13% 131% 1219
Sheep, beef cattle and grain farming 5 - 6 - 35 - 36 2% -3% -18% -19%
Dairy cattle farming - 0 - 0 43 42 -33% -25%  7180% 35409
Poultry, deer and other livestock farming - 7 11 23 26 -17% 32% 50% 64%
Forestry and logging 0 - 2 1- 1 3% -58% 74% -25%
Fishing and aquaculture 4 - 0 6 10 683% -4% 132%  1638Y
Agriculture, forestry and fishing support services 39 - 36 16 19 110% -49% 42% 53%
Mining, quarrying, exploration and other mining support services 2 4 0 7 220%  131% 5% 6759
Oil and gas extraction - - - - 0% 0% 0% 0%
Meat and meat product manufacturing - - - - 0% 0% 0% 0%
Dairy product manufacturing - - 14 14 0% 0% 0% 0%
Other food manufacturing 13 4 37 54 106% 17% 125%  440%
Beverage and tobacco product manufacturing - 2 - 3 14 9 -32% -76% 1401% 1509
Textile, leather, clothing and footwear manufacturing 4 - 0 5 9 391% -6% 106% 855%
Wood product manufacturing - 6 - 8 0 - 14 -18% -28% 2% -40%
Pulp, paper and converted paper product manufacturing - - - - 0% 0% 0% 0%
Printing - 4 3 - 3 - 4 -100% 0% -100% -1009
Petroleum and coal product manufacturing - - - - 0% 0% 0% 0%
Chemical, polymer and rubber product manufacturing - 3 7 10 0% 31% 55% 102%
Non-metallic mineral product manufacturing 6 2 4 12 106% 21% 32% 2289
Primary metal and metal product manufacturing 1 3 0 4 25% 83% 5% 138%
Fabricated metal product manufacturing - 11 7 14 10 -66%  132%  111% 64%
Transport equipment manufacturing - 7 31 14 38 -51%  457% 38% 2759
Machinery and equipment manufacturing 17 - 11 1 6 125% -37% 5% 47%
Furniture and other manufacturing 5 - 4 3 4 84% -41% 49% 62%
Electricity generation and supply - 3 - 0 - 3 -100% 0% 0% -93%
Gas supply - - - - 0% 0% 0% 0%
Water, sewerage, drainage and waste services 3 28 25 55 37% 239% 63% 657%
Construction 552 38 189 780 252% 5% 23% 3579
Wholesale trade 49 9 43 100 137% 10% 47% 2839
Retail Trade 271 34 141 447 1% 5% 21% 1269
Accommodation and food services 253 182 393 828 44% 22% 39% 1429
Road transport 55 2 - 35 22 165% 3% -39% 67%
Other transport, postal, courier, transport support and warehousing servjces. 43 - 19 7 31 167% -27% 15% 1239
Air and space transport 5 7 - 4 7 56% 43% -21% 76%
Information media and telecommunications 44 8 46 98 432% 16% 74% 9719
Finance 12 61 - 37 36 65% 202% -40% 1989
Insurance and superannuation funds - - - - 0% 0% 0% 0%
Auxiliary finance and insurance services 9 4 1 13 650% 34% 5% 9619
Rental, hiring and real estate services 210 - 48 39 201 187% -15% 14% 180%
Owner Occupied Dwellings - - - - 0% 0% 0% 0%
Professional, scientific, technical, administrative and support services 385 - 11 236 610 306% -2% 47% 485%
Central government administration, defence and public safety 16 14 - 26 4 129% 52% -62% 33%
Local government administration - 3 15 - 5 7 -50% 500% -27% 1199
Education and training 49 74 100 223 48% 49% 44% 2199
Health care and social assistance 61 13 55 130 61% 8% 32% 1299
Arts and recreation services 88 - 19 88 157 75% -9% 47% 133%
Personal and other services 86 - 17 7 76 153% -12% 6% 1379
Total 2,246 369 1,467 4,082 95% 8% 29%  173%

Source: SNZ Business Directory, M.E.
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3.4 FutureEconomidsrowth

This section presents the results of the economic growth projections from thdr&RMhe baseyear

(2016) to 2048 The EFM provides a sound base to understand at the broad level required by4HBSIPS

how the QLD economy will grow in response to the broad drivers (population, export performance and
productivity change). Given that the BDCAbeiltepeated at a minimum of every 3 years, the medium
and longterm figures will be constantly reassessed as part of the demand assessment. It is important to
note that the EFM will produce accurate detailed projections of ¢bort changes and providerobust

guide to how the medium to loAgrm changes are likely to manifest without the levels of accuracy of the
shortterm.

Important also is the link between the HDCA and the BDCA. The same population and household
projections drive both sets of model This ensures consistency across the reports and ensures Council are
fully informed of the effects of alternative growth futuré&ore esults aredriven byQLDQoreferred

growth projections for population and tourism growth) anddium growth for otheimputs/drivers. This
A0SYIFNA2 A& NBFSNNBR (G2 Fa (GKS WwSO2YYSYRSRQ LM
O2YLI NBa SYLIX2eYSyid LINB2SOlA2ya gAGK I aSRAdzY |
These projections (detailed dte sector and ward level) form the basis of modelling business land and
floor space demand.

Figure3.4 ¢ QLD Employment Projections by Scenario Z4H

Total District - EFM Employment Growth Projections
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3.4.1 Total District Growtby Ward

Economic activity ilQLD is expected to grow strongly over the l@rqn (Figure 3.4 andrable 37),
continuing the post global financial crisis growth trend discussed above. TaptevBdes a summary of
projected growth for gross output, value added and employment (MEBGH) three indicators, growth in
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the Wanaka Ward occurs at a slightly faster rate than in the Wakatipu Ward, and the district overall, as it
has done in the recent past. In real terms however, Wakatipu is, and continueth®laeger of the two
ecanomies.

The growth rates projected in QLD are significantly higher than in the rest of Otago Region and the rest of
New Zealand, earning its place asne of theW K A 3 K 3 NBY (idky’ RROANIDINKERD 2008, {otal
gross output (business turnoves)projected to increase by $2,730 million (a 70% increase).

The real economic growth is calculated from changes in value added. Value added is broadly synonymous
with Gross Domestic Product (GDP) and captures the value created by activity stimtHatgdendistrict.
As the name suggests, it is a measure of the value added by businesses within the District. Value added
captures wages and salaries, operating surplus, taxes paid to central government and subsidies.

Table3.7. QLD, Otago Region and the Rest dEdhomidrojections, 2016 2048

Gross Output ($million2016)

Total Total
) Output Output Output Output QOutput Output Output Output
Region/Ward Growth Growth
2016 2018 2023 2028 2033 2038 2043 2048 2016-48 (n 2016-48 (%
Wakatipu $ 284 $ 308 $ 3481 $ 3786 $ 4083 $ 4362 $ 4626 $ 4870($ 2,006 70%
Wanaka $ 1013 $ 1087 $ 1232 $ 1345 $ 1452 $ 1554 $ 1650 $ 1,738[$ 725 72%
Total QLD $ 388 $ 4172 $ 4713 $ 5131 $ 5536 $ 5916 $ 6276 $ 6608[$ 2730 70%
Total Restof OtagoRe( $ 17,365 $ 18,072 $ 19,638 $ 21,012 $ 22332 $ 23552 $ 24716 $ 25672|$ 8,306 48%
Restof New Zealand $ 465,443 $ 486,143 $ 532,622 $ 576,135 $ 618,020 $ 657,055 $ 694,981 $ 727,372| $ 261,929 56%
Value Added ($million2016)

Value Value Value Value Value Value Value Value Total Total

Region/Ward Added 201€ Added 201¢ Added 2023 Added 202¢ Added 203: Added 203¢ Added 2047 Added 204¢ 2061:\:1vgtghm 20?::\232%
Wakatipu $ 1338 $ 14418 1624 $ 1763 $ 1897 $ 2023 $ 2141 $ 2251|$ 913 68%
Wanaka $ 461 $ 4% $ 563 $ 613 $ 661 $ 705 § 747 $  786|$ 325 70%
Total QLD $ 1799 % 1937 $ 2187 $ 2375 $ 2558 $ 2729 $ 2888 $ 3,037|$ 1233 69%
Total Restof OtagoRe( $ 7,854 $ 8,154 $ 8793 $ 0340 $ 9850 $ 10331 $ 10771 $ 11138[$ 3,284 42%
Restof New Zealand _$ 216,911 $ 226,285 $ 246,724 $ 265631 $ 283,699 $ 300,369 $ 316,385 $ 330,231 $113,320

Employee Count (Modified to Include Working Proprietors)

Total Total

Region/Ward MECs 2016 MECs 2018 MECs 2023 MECs 2028 MECs 2033 MECs 2038 MECs 2043 MECs 204é Growth Growth

2016-48 (n 2016-48 (%
Wakatipu 19,300 20,580 22,570 23,870 25,030 25,990 26,790 27,770 8,470 44%
Wanaka 6,460 6,880 7,600 8,060 8,460 8,800 9,070 9,400 2,940 46%
Total QLD 25,750 27,460 30,180 31,920 33,480 34,790 35,860 37,170 11,420 44%
Total Rest of Otago Re 117,150 120,070 125,450 129,240 132,490 134,880 136,510 139,070 21,920 19%
Rest of New Zealand 2,247,560 2,313,590 2,442,180 2,550,660 2,644,840 2,718,910 2,778,870 2,858,590 611,030 27%

Source: QLD EFM (2018). Rationale Recommended Population and Average Day Visitor Growth with Medium Other Scenario.

Growth in value added mirrors growth in gross output, with QLD growing by approximately 69% by 2048
(an increase of $1,238 million). This growth semployment in the district grow from approximately
25,750 MECs in 2016 to nearly 37,200 MECs by 2048 (an additional 11,420 workers; with approximately
8,470 in the Wakatipu ward and 2,940 in the Wanaka #ar@his equates to total growth of 44%wer

than gross output and value added due to increases in productivity over time. The growth is distributed
relatively evenly across the two wards, with the current distribution of employment (75% in Wakatipu and

47Figures have been rounded.
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25% in Wanaka Ward), changing very little ttvemext 30 years (and assuming growth is not constrained
by capacity; or capacity is increased substantially more in one ward over the other).

3.4.2 District Growth byBroadSector

Figure3.5 summarises projected employment growth in QLD by the broad primary, industrial, retail and
commercial sectors to 20%gbased on groupings of the 48 economic sectors). Little growth is projected

in the primary sectog this remains oly a small component of the QLD economy in the-teng. Industrial

sectors have the fastest growth rate (72% compared to an average of 55% for all sectors) and employment
in this category is expected to increase by a further 4,220 MECs. Retail setiols iicludes
Accommodation and Food Services for the purpose of this sumraargin the largest share of business
employment andare projected to grow by 62% above 2016 employment counts (growth of 6,060 MECs by
2046). Last, commercial sectors haveanbined longterm growth rate of 38% by 26 (an increase of

3,570 MECs).

Figure3.5 ¢ QLD Employment Projections (Recommended) by Broad Categor§(1EL6

Total District - Rationale Recommended + Medium Scenario

45,000
40,000
35,000
30,000
25,000

20,000

Employment {MECs)

15,000

10,000

5,000

© A ®
3 SN

O A AV A a* 9 0 A D O 0 D D > N 0 A D O O D D D W O o
R N 2 < T~ SR I < R s A < 2 R S AR N R S I R S s R N ) $
FEFFFIIFIFTIL LTI LTS LT T TS

)
B

® Primary ®Industrial mRetail Commercial

3.4.3 EmploymentGrowth in Business Enabled Urban Zones

The employment growth projections above relate to the t@iabD This growth will drive demand for land
and floorspace in a range of locatiaqisoth urban and rural, and in a range of zones.

¢KS AY 2F GKAA .5/! A& G2 dzyRSNRGIF YR TFdzidz2NB RSY
enabled zonem the urban environment. Secti8ril.3 discussed the current (2016) shares of employment

48 Note, projections have been interpolated from the EFM outputs to show annual employment counts. Only growth to 2046 is
shown to align with the 2016 base year and ltergn (30 year outlook) adopted for the purpose of this BDCA (and therefore
differs from Table 3.6 which had a 2048 outlook).
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by sector that have located thosezones(Table 34). It showed that overall, 63% of all employment in
the district falls within operative and proposed business zones.

ThesesectorshareqTable 3.3have been applied to th@LDARecommended employment projections for

the total district to foas the demand analysfdiscussed isection 4)on the relevant areas within the
District Plaff. This approach assumes that those shares (location preferences) hold constant overthe long
term (to 2046). In future updates of the BDCA, further analysisn@nitoring) can be used to test the
validity of this assumption (and identify alternatives such as an increasing share of activity in some sectors
seeking dusiness zonpremises.

Figure 3.6 summarises the final results for employment projectadbam business enabled zones within
QLD in the short, medium and letegm.

Figure3.6 ¢ Total Projected Employment in Urban Business Enabled Zone2@43.6
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491t would not be appropriate to assume all district employment growth wouldrbeteld at business enabled zones. This would
grossly overstate demand for business land and floor space.
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4 Business Land and Floorsp@samand

This section takes projected employment growth anticipatedccur or be directed to
urban business enabled zones in QLD (se@i8r8) and translates it into additional
demand for land and floorspace in the short, medium and-teng. The translation
considersthe different land use and building typologies required to put employment
ANRPGGK W2y (GKS INRdzyRQ®

4.1 Sectorc Land Use / Building Typoldg@glationships

The NPS requires an assessment of the different types of business Idtmbaarkas requiredo meet
demand.

Given the similarity of activities carried out by employees across a range of sectors there are a smaller
number ofland use or building typologi¢isan there are activity types. For example, commercial office
space may be occupied by &w range of businesses and organisations across a number of sectors. For
the purposes of the NR3DC, alland use and building typologikave been condensed intbree broad
categories; Industrial, Commercial and Retail. However, to provide a dediexibility, employment

has initially been distributelly 6 digit ANZSIC sectaxgossl5 differentland use or building typologies

By outlining the information in a matrix form@&br ease of use, this has been aggregated to 48 sectors x
15 land us/building typologies)a single sectds allowedo split its activity between differemand uses

and building typologieshis is important as it is unlikely that all employment in any one industry occupies
the exact same space type. A simple exam@darge industrial business with a large industrial footprint,
but also a warehouse area and a head office in commercial office space.

By utilising a matrix structure, employment growth is translated much more realistically to the type of land
or buildng typology it generatesThe matrixappliedfor this BDCA has been developed by M.E based on
national averages. In future updates, a QLD specific matrix could be developed. This would establish a
more accurate relationship between local businessigctnd development/land use patterns. A copy of

the current matrix showing the distribution of sector employment by land use or building typology is
included in Appendig.

4.1.1 Exclusion

The framework also captures rural activity in the form of fagthss forms a separate Rural category. This
category has been excluded as it is not relevant in an urban development capacity assessment. However,
any employment growth that would normally be associated with farms has been allocated tq &amins
excluded fom the amount Council needs to zone space for in the urban environment.
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4.2 Employment by Land Use / Building Typology

The result of distributing 48 sector employment projections for the urban business enabled zones by the
land use / building typology matitsxsummarised iffable4.1. Results are broken down by Ward and total
districtand show, for example, that across all business enabled zones, employment in conaffieeial
space is projected to increase by 120 MECs in the-sdrant(2019) 290 MECs in the mediutarm (2026)

and 520 MECs in the logrm (2046). The largest increases in demaimdboth Wanaka and the Wakatipu
Wardwill be for accommodation, shops and food and beverage premises.

Table4.1 ¢ Urban Business Zone Employment Projections by Land Use/Building Typology

Count Growth (n) Growth (%)

Short
Term
(2016-
2019)

Short
Term
(2016-
2019)

Medium
Term
(2016-
2026)

Medium
Term
(2016-
2026)

Long
Term
(2016-
2046)

Long
Term
(2016-
2046)

Category

Land Use / Building Type

MECs
2016

MECs
2019

MECs
2026

MECs
2046

Wanaka Ward

Office---Commercial

370

390

430

480

30

60

110

8%

16% 30%

Office---Retail 50 60 70 80 10 10 30 18% 18% 55%
Accommodation 530 590 680 770 70 150 240 13% 28% 45%
Commercial |Yard---Commercial 270 300 340 410 30 70 130 11% 25% A7%
Other Built---Commercial 360 390 430 510 30 70 150 8% 20% 42%
Education 50 50 60 70 10 10 20 21% 21% 42%
Outdoor---Commercial 10 10 10 10 - - 10 0% 0% 122Y%
Warehouse 270 290 320 370 20 50 100 7% 19% 37%
Industrial Factory 200 210 230 270 10 30 70 5% 15% 35%
Yard---Industrial 190 210 230 280 10 40 80 5% 21% 41%
Other Built---Industrial 120 130 150 200 10 30 80 8% 25% 66%
Retail Shops---Commercial 780 850 940 1,100 70 170 320 9% 22% 41%
Shops---Food and Beverage 530 590 680 770 70 150 240 13% 28% 45%

12,320

13,390

14,880

17,350

1,070

Wakatipu Ward
Office---Commercial 1,410 1,510 1,640 1,830 100 230 410 7% 16% 29%
Office---Retail 160 170 190 240 10 40 80 6% 25% 51%
Accommodation 1,610 1,800 2,030 2,410 190 430 800 12% 27% 50%
Commercial |Yard---Commercial 700 760 860 1,020 60 150 320 9% 21% 4694
Other Built---Commercial 1,250 1,340 1,480 1,730 90 230 480 % 18% 39%
Education 240 260 280 320 20 40 80 8% 17% 34%
Qutdoor---Commercial 30 30 40 50 - 10 20 0% 32% 65%
Warehouse 1,090 1,160 1,280 1,470 80 190 380 7% 17% 35%
Industrial Factory 750 810 900 1,010 60 140 260 8% 19% 35%
Yard---Industrial 780 840 930 1,090 60 150 310 8% 19% 40%
Other Built---Industrial 510 550 630 800 50 120 290 10% 24% 57%
Retail Shops---Commercial 2,190 2,360 2,590 2,980 170 400 790 8% 18% 36%
Shops---Food and Beverage 1,610 1,800 2,030 2,410 190 430 800 12% 27% 50%

Office---Commercial 1,780 1,900 2,070 2,300 120 290 520 7% 16% 29%
Office---Retail 210 230 260 320 20 50 110 9% 24% 52%
Accommodation 2,130 2,390 2,710 3,180 260 580 1,040 12% 27% 49%
Commercial |Yard---Commercial 980 1,060 1,200 1,430 Q0 220 450 9% 22% 46%
Other Built---Commercial 1,600 1,720 1,910 2,240 120 310 630 7% 19% 39%
Education 290 310 340 390 20 60 100 7% 21% 35%
Outdoor---Commercial 40 40 50 60 - 10 30 0% 26% 77%
Warehouse 1,360 1,450 1,590 1,840 90 240 480 7% 18% 35%
Industrial Factory 950 1,030 1,130 1,280 70 170 330 7% 18% 35%
Yard---Industrial 970 1,040 1,160 1,370 70 190 390 7% 20% 40%
Other Built---Industrial 630 680 780 990 60 150 360 10% 24% 57%
Retail Shops---Commercial 2,970 3,200 3,540 4,080 230 570 1,110 8% 19% 37%
Shops---Food and Beverage 2,130 2,390 2,710 3,180 260 580 1,040 12% 27% 49%
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4.3 Employment GFA and Land Conversions

Some businessewill require more land area than otherand this has obvious implications for
development capacityror example, industrial activities are likely to require more land area than retalil
shops. To assess land aaea floorspaceequirements for businesectivity, enployment is translated into
likelybuildingspace and land use using the following average rélfaisie4.2). These ratiosre derived

from current data relting to employment and land use/space types, although further work is needed to
develop loca{QLDYatios¢ this can be captured in future updates of this BDCA.

Diversity of space and land needs on a business by business basis result in wide \zetat@msthe
maximums and minimums in this tabkor the most part averages have been used for the modelling (refer

WA Y dza S Thes® gafiosAgheéstp for example, that 20sqm of commercial office building floorspace
(measured in GFA) is required éwery worker, or conversely, 30sqm of land (developadiigross)For

every MEC in the accommodation sector, 100sgm of GFA is required and 200sgm of land is needed. The
ratios are assumed to apply equally over the whole district and are assumed tohstiaht over time.

Table4.2 ¢ Employment tduilding / Land Use GBAdLandConversions

Floorspace per Person Employed (sq Land per Person Employed (sqm)

Min Max In Use Min Max In Use
Office---Commercial 13 100 20 13 100 30
Office---Retail 20 100 27 20 100 45
Shops---Commercial 10 100 27 10 100 50
Shops---Food and Beverage 15 100 47 15 200 85
Accommodation 15 200 100 15 400 200
Ware house 100 200 167 100 600 350
Factory 80 200 138 80 500 265
Yard---Commercial 50 150 85 100 350 190
Yard---Industrial 50 150 100 100 350 265
Other Built---Commercial 20 120 60 20 500 120
Other Built---Industrial 20 120 60 20 500 120
Education 30 100 60 50 500 167
Outdoor---Commercial 10 100 20 10 1000 50
Outdoor---Industrial 10 100 20 10 1000 50

Source: M.E (based on data developed/analysed for Auckland)
Persons employed based on modified employee count (MEC) 2016, M.E.

4.4 FutureDemand for Urban Business Laray District and
Ward

Applying Table 4.2 (land per person employed ratidketemployment projections in Table 4.1 generates
estimates ofuture demand for landn urban business enabled zones by land U3es is summarised in
Table 4.3 and Figure 4.1.

Across the total district, and under teenployment growth scenario based the QLDRecommended
projections there is demandor 20 ha of additional business zone ldadross all sectoré) the short
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term, demand for a further 29 ha in the medidarm and demand for a further 47a inthe longterm.
This is a cumulative lostgrm requirement 096 ha.

Theshortterm demand for retail lan¢shops)s3 ha mostly for food and beverage outletisthe medium
term there is demand for 4 ha of retail land and in the {mnm, there is demand for Fa. This is a
cumulativelongterm requirement of 14 haTheshortterm demand for commercial land is approximately
9 ha, with half of that being for accommodation activitieg). hotels/motels¥. In the mediurterm there

is demand for 12 ha and in the letegm there is demandor 20 ha. This is a cumulative legegm
requirement of 41 h¢&Table 4.3 and Figure 4.1).

Theshortterm demand for industrial land across the district is 8 ha (by 2019). In the mediarthere

is demand for 12 ha and in the letegm there is demad for 21 ha. This is a cumulatie&gterm
requirementfor industrial land is 40 hawith 17 ha of that for warehouse space and 10 ha for yard space
Despite lower employment growth projections, industrial activities show a similatelomdand area
demandto the commercial sector due to the higher laaréa requirecber employee, as demonstrated in
Table 42.

Overall, the results indicate the greatest land area demand in the short, medium ardrfong for
commercial visitor accommodation; andustrial warehouse, factory and yard space.

Table4.3 ¢ QLD Land Demanma Business Enabled Zones by Land(Hag

Land Demand (Ha)

Land Use / Building Type Short Term Medium Term Long Term  Total (2016-
(2016-2019) (2020-2026) (2027-2046) 2046)

Office---Commercial 0.4 0.5 0.7 1.6

Office---Retail 0.1 0.1 0.3 0.5

Accommodation 5.1 6.4 9.3 20.9

Commercial Yard---Commercial 1.7 2.5 4.5 8.6
Other Built---Commercial 1.4 2.2 3.9 7.6

Education 0.4 0.5 0.8 1.7
Outdoor---Commercial 0.0 0.0 0.1 0.1

Warehouse 3.2 5.0 8.6| 16.9

: Factory 1.9 2.7 4.0 8.7
Industrial Yard---Industrial 1.9 3.0 5.5 10.4
Other Built---Industrial 0.7 1.2 2.5 4.4

Retail Shops---Commercial 12 1.7 2.7 5.6
Shops---Food and Beverage 2.2 2.7 4.0 8.9

TOTAL 20.2 28.6 46.9 95.7
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

50 Noting that a portion of Commercial Visitor Accommodation could establish in the High Density Residential Zone. The take up
of this will need to benonitored.
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Figured4.1 - QLD Land Demand in BusinEssbled Zones by Land Use (Ha)
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In the Wanaka Ward, and under @& D@Recommended growth scenario, there is projected demand for
nearly 5 ha of additional business zone léaxctoss all sectoré) the shortterm, a further 7 ha in the
mediumterm, and afurther 11ha in the longerm (Table 4.4) This is a cumulative lotgrm requirement

of 22 hacomprising 22%f all district land demand imrban business enabled zones.

The shortterm demand for retail land (shops) in the Wanaka business zonesuadestl ha, mostly for
food and beverage outlets. In the meditenm there is demand for just over 1 ha of retail land and in the
longterm, there is demand for just under 2 ha. This is a cumulativetdomgrequirement of nearly 4 ha.
The shoriterm demand for commercial land is just overha, with more than half of that for
accommodation activities (e.g. hotels/motels). In the mediemm there is demand for just over 3 ha and
in the longterm there is demand for between 4 and 5 ha. This is a ctisaulangterm requirement of

10 ha(Table 4.4)This representsé% of the total longerm land demanah Wanaka ward business zones

The shortterm demand for industrial land across the Wanaka Ward business zones is just over 1 ha (by

2019). In the medim-term there is demand for just over 2 ha and in the lerqn there is demand for
between 4 and 5 haThis is a cumulative lotgrm requirement for industrial landf 8 ha ¢ with over 3

ha of that for warehouse spacdndustrial land demanekpresents38% of the total longerm business
land demandn the Wanaka Ward (Table 4.4)
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Table4.4 ¢ Wanaka Ward.and Demand in Business Enabled Zones by Land Use (Ha)

Land Demand (Ha)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019)  (2020-2026) (2027-2046) 2046)

Office---Commercial 0.1 0.1 0.1 0.3

Office---Retail 0.0 0.0 0.1 0.1

Accommodation 1.3 1.7 1.9 4.8

Commercial Yard---Commercial 0.5 0.7 1.3 2.5
Other Built---Commercial 0.3 0.5 0.9 1.8

Education 0.1 0.1 0.2 0.4
Outdoor---Commercial 0.0 0.0 0.0 0.0

Warehouse 0.6 1.0 1.8 3.4

. Facto 0.3 0.5 0.9 1.8
Industrial Vardndustrial 0.4 0.6 1.2 2.2
Other Built---Industrial 0.1 0.2 0.6 0.9

Retail Shops---Commercial 0.3 0.5 0.8 1.6
Shops---Food and Beverage 0.6 0.7 0.8 2.1

TOTAL 4.6 6.8 10.5 22.0
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

In the Wakatipu Ward, and under tiil.D(Recommended growth scenario, there is projected demand
for nearly1l6 ha of additional business zone lafatross all sector@) the shortterm, a further22 ha in

the mediumterm, a further 36 ha in the lonterm. This is a cumulative lotgrm requirement of 74 hac
comprising/ 7% of all district land demand in urban business enabled zones.

The shortterm demand for retail land (shops) in the Wakatipu business zones is between 2 and 3 ha, mostly
for food and beverage outlets. In the meditienm there 8 demand for just over 3 ha of retail land and in

the longterm, there is demand for just over 5 ha. This is a cumulativetdomgrequirement of just under

11 ha. The shoterm demand for commercial land is nearhhd@ with more than half of that for
accommodation activities (e.g. hotels/motels). In the medrmm there is demand for just over 9 ha and

in the longterm there is demand for approximately just over 15 ha. This is a cumulativierong
requirement of approximately 31 ha (Table 4.5)s Tépresents 42% of the total lotgrm land demand

in Wakatipu ward business zones.

The shoriterm demand for industrial land across the Wakatipu Ward business zones is just over 6 ha (by
2019). In the mediurerm there is demand for between 9 and 10amal in the longerm there is demand

for just over 16 ha This is a cumulative lotgrm requirement for industrial landf 32hac¢ with over 13

ha of that for warehouse spaesd over 8 ha for yard space. Industrial land demand represents 43% of
the total longterm business land demand in the Wakatipu Ward (Table Bi. industrial demand
includes demand for land associated with the Queenstown Airport (Air TransporeSesvichcomprises

a mixture of warehouse, factory, yard and other industrial space ¥péaport related demand in the

51The same does not apply to the Wanaka Airport as it is located outside the urban environment and so its demand is associated
with demand in the rural environment (rest of district). It is however possible that the Wanaka Airport maynuesaaimg role
for airport related industrial demand in the future, and that the Queenstown Airport is currently analysing a range of growth
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Wakatipu Ward equates ta@ha of industrial land in the sheterm, afurther 1.0 ha in the mediurterm
and a further 1.2 ha in ¢hlongterm. This is a total lortgrm demand 08.2 h&?.

Table4.5 ¢ Wakatipu Ward.and Demand in Business Enabled Zones by Land Use (Ha)

Land Demand (Ha)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019)  (2020-2026)  (2027-2046) 2046)

Office---Commercial 0.3 0.4 0.6 1.2

Office---Retail 0.1 0.1 0.2 0.4

Accommodation 3.8 4.7 7.5 16.0

Commercial Yard---Commercial 1.2 1.7 3.2 6.1
Other Built---Commercial 1.1 1.7 3.0 5.8

Education 0.3 0.4 0.6 1.3
Outdoor---Commercial 0.0 0.0 0.1 0.1

Warehouse 2.6 4.0 6.8 13.4

: Factory 16 2.1 3.1 6.9
Industrial Yard---Industrial 15 2.4 4.3 8.2
Other Built---Industrial 0.5 0.9 2.0 3.5

Retail Shops---Commercial 0.8 1.2 1.9 4.0
Shops---Food and Beverage 1.6 2.0 3.2 6.8

TOTAL 15.5 21.7 36.4 73.7
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

4.4.1 Summary

Theresults indicateéhat the greatest land area demana the short, medium and loAgrm across the
Distric® business enabtkézones is for commercialand (predominantlyisitor accommodationand
industrial warehouse, factory and yard spadée land extensive nature of industrial demand puts it on
parwith commercial land demand despite lower projected employment gr{®ebtion 4.3).

This resultloes not apply evenly across QitBanbusiness zones. In the Wanaka ward, demand is greatest
for commercial land capacityit accounts for a 46% share otdl Wanaka ward land demarwder the
long-term (with industrial land demand making up a 38% share). In contrast, demand in the Wakatipu ward
is slightly greater for industrial land capagitthe longterm ¢ it accounts foan43% share of total Wakatipu

ward land demand (with commercial land demand making up 42%).

In the Wanakaward, the combined commercial and industrsgctors make up 36 of thetotal urban
businesdand demand. Similarlyn the Wakatipuward, these sectors make up 85% of the tatdban
businesdand demandHowever the business land demand across all sectors in the Wanaka ward makes
up only 3% of the district wide land demand; with the Wakatipu remaining the dominant commercial area

options through the recently released 30 Year Master Plan. This will be an aspect to be monitored over tiocwuatedidor in
FdzidzNB .5/ 1 Qa AF ySO0Saal Neo

52This is based on business as usual grauittis associated with average day visitor growth projected by QLDC and other wider
economic drivers.
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with 77% of the district wide land demarmdreflecting its larger economic and population haseture
Demand for Urban Business Floorspabg District and Ward

The NP&JDCQrequires an assessment of the different types of business land and floor areas (sqm) required
to meet demand.Applying Tabld.2 (GFA per person employed ratios) to the employment projections in
Table 46 generates estimates of future demand for built sp@ogn)in urban business enabled zones by

building typology.

Table4.6 ¢ QLD GFA Demand in Business Enabled Zones by Building Typology (sgm)

GFA Demand (sgm)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019) (2020-2026) (2027-2046) 2046)

Office---Commercial 2,500 3,300 4,700 10,500
Office---Retail 500 800 1,600 2,900
Accommodation 25,700 31,800 46,700 104,200
Commercial Yard---Commercial 7,300 11,000 20,100 38,400
Other Built---Commercial 7,300 11,000 19,600 37,900
Education 1,400 1,900 2,700 6,000
Outdoor---Commercial 100 100 300 500
Warehouse 15,500 24,000 41,000 80,500
Industrial Factory 10,200 14,000 21,000 45,200
Yard---Industrial 7,100 11,600 20,800 39,500
Other Built---Industrial 3,300 5,900 12,700 21,900
Retail Shops---Commercial 6,300 9,100 14,700 30,100
Shops---Food and Beverage 12,100 15,000 22,000 49,100

TOTAL 99,300 139,500 227,900 466, 70(
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

Across the total district, and under the employment growth scenario based @pLibéRecommended
projections, there is demarfor 99,300sgm GFAf additional business zorspace(across h sectors) in
the shortterm, demand for a furthef39,500sqm GF#& the mediumterm and demand for a further
227,900sgm GFiA the longterm. This is a cumulative loteym requirement o#466,700sqm GEA

The shoriterm demand for retaispace(shops)s 18,400sgm GFEAnostly for food and beverage outlets.
In the mediurterm there is demand fo24,100sqgm GFAf retail spaceand in the longerm, there is
demand for36,700sqgm GFAThis is a cumulative lotgrm requirement of79,200sgqm GFEAThe shor
term demand for commerciapaceis approximately#4,800sgm GFAwith just overhalf of that being for
accommodation activities (e.g. hotels/motels). In the medienm there is demand fo69,900sgm GFA
and in the longerm there is demand fd®5,700sgm GEAThis is a cumulative lotgym requirement of
200,400sgm GF@ able 46 and Figure 2).

The shoriterm demand for urban industrial space across the district is 36,100sgm GFA (by 2019). In the
mediumterm there is demand for 55,500sgm GFA and inldhgterm there is demand fo®5,500sgm

GFA This is a cumulative lotgrm requirement for industrialloorspace ofl87,100sgm GFA with
80,500sgm GF#&f that for warehouse space ad8,200sqgm GFr factory (i.e. productiongpace While
commercial ad industrial land demand was similar in quantum over the-femg, demand for
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commercial floorspace exceeds industrial floorspace demand, dhe wmaller rolébuilt space plagin
manyindustrial properties, particularly yards.

Overall, the resultshown in Figure 4.ihdicate the greatedloorspacedemand in the short, medium and
longterm is for commercial visitor accommodatidollowed byindustrial warehouse and food and
beverage premises

Figure4.2 - QLD GFA Demand in Business Enabled Zones by Building Typology (sgm)

QLD GFA Growth by Type
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In the Wanaka Ward, and under @ D@Recommended growth scenario, there is projected demand for
an estimated 22,800sqgm GFA of additional business zone space (across all setiwrshartterm, a
further 33,500sgm GFA in the mediterm, and a further 51,000sgm GFA in the loergn (Table 4.7).

This is a cumulative losigrm requirement of 107,300sgm GFA comprising 28#il districtfloorspace
demand irurban business zones.

The shorterm demand for total retail space in the Wanaka business zones is just under 5,000sgm GFA,
mostly for food and beverage outlets. In the meditgmm there is demand for 6,600sgm GFA of retail
space and in the lorigrm, there is demand for 8,60 GFA. This is a cumulative loaign requirement

of nearly 20,100sgm GPFA The shorterm demand for commercidloorspaceis 11,300sqm GFAwith

more than half of that for accommodation activities (e.g. hotels/motels). In the mediomthere is
demand foran estimated 15,500sgm GBAd in the longerm there is demand fa21,800sqm GFEAThis

53 Note, throughout this section, demand and supply as at 20issisned to be in balance and any current undeoversupply
of business land/floorspace is not represented in the reported figures. This is relevant in Wanaka for example, where there i
evidence of a shortage of retail floorspace in some retail sypest
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is a cumulative lonterm requirement ofnearly 49,000sgm GRAable 47). This represents5%oof the
total longterm floorspacedemand in Wanaka ward businesmes.

The shorterm demand for industriatpaceacross the Wanaka Ward business zonessiisnated at
6,600sgm GFfy 2019). In the mediwterm there is demand fot1,400sgm GFaAnd in the longerm
there is demand foR0,600sgm GFEAThis is a cumulative lotgyrm requirement for industridloorspace
of 38,600sgm GFA& with over 16,000sqm GFAf that for warehouse spacelndustrial land demand
represents 8% of the total longerm business$loorspacedemand in the Wanaka Ward (Tal.7).

Table4.7 ¢ Wanaka Ward GFA Demand in Business Enabled Zones by Building Typology (sgm)

GFA Demand (sgm)

Land Use / Building Type Short Term Medium Term Long Term  Total (2016-
(2016-2019)  (2020-2026) (2027-2046) 2046)

Office---Commercial 500 700 1,000 2,200

Office---Retail 100 200 400 700

Accommodation 6,500 8,300 9,300 24,100

Commercial Yard---Commercial 2,200 3,300 5,800 11,300
Other Built---Commercial 1,700 2,600 4,600 8,900

Education 300 400 600 1,300
Outdoor---Commercial - - 100 100

Warehouse 3,000 4,900 8,500 16,400

. Factory 1,700 2,900 4,800 9,400
Industrial Yard-—Industrial 1,300 2,400 4,500 8,200
Other Built---Industrial 600 1,200 2,800 4,600

Retail Shops---Commercial 1,800 2,700 4,200 8,700
Shops---Food and Beverage 3,100 3,900 4,400 11,400

51,000
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.

Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

In the Wakatipu Ward, and under tlil.DRecommended growth scenario, there is projected demand
for nearly77,000sgm GFAf additional business zoffl®orspace(across all sectors) in the sheetm, a
further 106,000sgm GF# the mediumterm, a further176,900sqm GF# the longterm. This is a
cumulative longerm requirement 0359,400sgm GFAcomprising 7% of all districtloorspacedemand

in urban business enabled zones.

The shortterm demand for retaifloorspace(shops) in the Wakatipu business zoneapigroximately
13,500sgm GFEAnostly for food and beverage outlets. In the medienm there is demad for17,500sgm
GFAof retail spaceand in the longerm, there is demand fa28,100sqgm GFEAThis is a cumulative long
term requirement of just undeB0,000sgqm GEAThe shorterm demand for commercidloorspaceis
estimated at 33,500sgm GFAith morethan half of that for accommodation activities (e.g. hotels/motels).
In the mediumterm there is demand fod4,400sgm GFAnd in the longerm there is demand for
approximately74,000sgm GFEAThis is a cumulative lotgym requirement of approximatelys1,800sgm
GFA of floorspac@able 48). This represents 42% of the total lelegm floorspacedemand in Wakatipu
ward business zones.
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The shorterm demand for industridloorspaceacross the Wakatipu Ward business zonestimated at
29,500sgm GFfy 2019). In the mediuterm there is demand fot4,100sgm GFand in the longerm

there is demand fonearly 75,000sgm GFAThis is a cumulative loteym requirement for industrial
floorspaceof 148,500sgm GFA with over 64,000sgm GFAf that for warehouse spacand nearly
36,000sgm GF#or factory space. Industridloorspacedemand represents ¥4 of the total longerm
businesspacedemand in the Wakatipu Ward (Tabl8)4Again, his industrial demand includes demand
for floorspaceassociated #h the Queenstown Airport (Air Transport Services which comprises a mixture
of warehouse, factory, yard and other industrial space types).

Table4.8 ¢ Wakatipu Ward GFA Demand in Business Enabled ZoBeddigg Typology (sgm)

GFA Demand (sgm)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019) (2020-2026) (2027-2046) 2046)

Office---Commercial 2,000 2,600 3,700 8,300
Office---Retail 400 600 1,200 2,200
Accommodation 19,200 23,500 37,400 80,100
Commercial Yard---Commercial 5,100 7,700 14,300 27,100
Other Built---Commercial 5,600 8,400 15,000 29,000
Education 1,100 1,500 2,100 4,700
Outdoor---Commercial 100 100 200 400
Warehouse 12,500 19,100 32,500 64,100
Industrial Factory 8,500 11,100 16,200 35,800
Yard---Industrial 5,800 9,200 16,300 31,300
Other Built---Industrial 2,700 4,700 9,900 17,300
Retail Shops---Commercial 4,500 6,400 10,500 21,400
Shops---Food and Beverage 9,000 11,100 17,600 37,700

TOTAL 76,500 106,000 176,900 359,40(
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

Summary

The results indicate that the greatdkiorspacedemand in the short, medium and leteym across the
District business enaldleones, is for commercigpace(predominantly visitor accommodatigridllowed
by industrialspace (predominanthwarehousé and then retail space (predominantly food and beverage)

This resultholds true across both wards of the district, but the difference between total commercial
floorspace demand and industrial floorspace demantakatipu is only smaWhile in Wanaka it is more
pronounced.

In the Wanakaward, the combined commercial and industrisgctors make up 846 of the totalurban
businessloorspacedemand. Similarly, in the Wakatipard, these sectors make ug® of thetotal urban
businesdloorspacedemand. However, the business land demand across all sectors in the Wanaka ward
makes up only 26 of the district widdloorspacedemand; with the Wakatipu remaining the dominant
commercial area with7p6 of the district widéand demand; reflecting its larger economic and population
base
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4.5 AlternativeGrowth Projections

This BDCA has focussed on the EFM growth projection that is bage®@Recommended outlook to tie

AY SAGK [/ 2dzy OAt Qa 2 ( K&dddsHedsPh gaiigh of MtRrR @gdwth Jalyodednd balo A &
the QLDCprojection to cater for any future uncertainty. Later in the report, these alternate growth
projections also help test the sensitivity of final sufficiency conclusions to employment growth
assumptions.

Tables 4.9 and 4.10 illustrate the effect of lower and higher employment growth projections on land and
floorspace demantbr total district urban business zoneshey compare th@LDGRecommended growth
projection in the EFM (discussed abowéh EFM Medium and High projectionkich are based on SNZ

inputs and growth projectionsThe differences between the Medium and Recommended are small, due

to the similarity of the employment projection&/hile QLD(opulation projections are closer tbe SNZ

High than the SNZ Mediuwhencombined with the Recommended average day visitor coth@seare

only two of the inputs to the EFM. The balance of inputee EFMhat form theQLDGYwW S O2 YYSY RSF
WSYLX 28YSyd LINRP2SOG madyitioutobkS | 4a20AF SR gAGK |

The high growth projections show a material difference in final land and GFA deBfamad future
economic growth equate to the High projections then this indicatesed forl26 ha of additionalrban
business land or 614,800sgm GFAudfan business$loorspacein total over the londerm. This is an
increase of 30 ha or 148,100sgm GFA over and abov@LibéRecommended outlook (a 32% increase).

Table4.9 ¢ QLD Land Demand in Business Eablhones by Land Use (lHg)Projection

Land Demand (Ha)

Growth Projection Short Term  Medium Term Long Term  Total (2016-
(2016-2019) (2020-2026) (2027-2046) 2046)
Medium 8.8 11.6 17.9 38.3
Commercial Recommended 9.1 12.3 19.4 41.0
High 10.1 15.0 27.4 52.4
Medium 7.6 11.5 19.5 38.6
Industrial Recommended 7.7 11.9 20.6 40.3
High 9.0 15.4 30.7 55.1
Medium 3.3 4.2 6.2 13.4
Retail Recommended 3.4 4.4 6.7 14.4
High 3.7 5.4 9.6| 18.6

Medium

Recommended
High
Source: QLD EFM 2018, M.E
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)
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Table4.10¢ QLD GFA Demand in Business Enabled Zones by Building Typology (sqm) by Projection

GFA Demand (sqm)

Land Use / Building Type Short Term  Medium Term Long Term  Total (2016-
(2016-2019) (2020-2026)  (2027-2046) 2046)

Medium 43,500 57,200 87,800 188,50(
Commercial Recommended 44,800 59,900 95,700 200,40(
High 49,500 73,400 134,70( 257,60(
Medium 35,300 53,300 90,300 178,90(
Industrial Recommended 36,100 55,500 95,500 187,10(
High 41,900 71,400 141,90( 255,20(
Medium 18,000 23,000 33,700 74,700
Retail Recommended 18,400 24,100 36,700 79,20(
High 20,300 29,400 52,300 102,00(

Medium 96,800 133,500 211,800
Recommended 99,300 139,500 227,900

High 111,700 174,200 328,900
Source: QLD EFM 2018, M.E. Figures rounded to nearest 100.
Projected demand within core business enabled zones in defined urban environment only (defined by meshblock 2013)

4.6 General Discussion / Implications

Figure4.3 ¢ Demand for Urban Business Enabled Zones by Larp\Wskatipu Ward

Rationale Recommended Based Growth Projection - Wakatipu Ward
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Figures 4.3 and 4.4 summarise land demand in urban business enabled zones in the Wakatipu and Wanaka
Wards by land use for th@LDCRecommended based growth projection, and with the High growth
projection (total) included. The relative significance of demand for commercial visitor accommodation,
warehouses and industrial yards is clear in the short, medium andteiong

Figure4.4 ¢ Demand for Urban Business Enabled Zones by Lanp\Waeaka Ward

Rationale Recommended Based Growth Projection - Wanaka Ward

30.0 Shops---Food and Beverage
s Shops---Commercial
25.0 Other Built—-Industrial

Yard—--Industrial

22.0

. Factory
. \\Varehouse

Outdoor—--Commercial

Education
11.5 Other Built—-Commercial

Yard—-Commercial

10.0

mm Accommodation

Developable Land Area Demand {ha)
=3
wm
o

mmm Office---Retail

2.0 4.6
mm Office---Commercial
- emmmmTotal Urban Business Zone Demand

i—— .
—
Short Term (2016- Medium Term (2016- Long Term (2016- Total Urban Business Zone Demand
2019) 2026) 2046) (High)

The estimates of future urban business land and floorspace demand are based on a number of averages
and assumptions which may have a coommiing effecon final outputs.Replacing these averaggnd/or
assumptions with local level data will increase the accuracy of the BDCA over time (and in future updates).
In the meantime, the approachdensiderecconsistent with NREDC guidelines.

The demands for additional business land area should be considered in terms of developable zone area and
not gross zone area as the ratios applied relate to site coverage and exclude public land (roads and
landscape/reserve areas).

The measure of addital land is considered more relevant for future planning for industrial growth as
industrial activities are more land extensive and not easily accommodated inus&bdildings. As such,
the analysis suggests a requirement3¥@rha of additional indusal activity in the Wanaka Ward by 2026
and8.3 ha by 204@excluding any margin on top of demand

In the Wakatipu Ward, the analysis suggests a requiremenbf®ha of additional industrial activity by
2026 and32.0 ha by 2046n the urban enviroment As mentioned, this includes demand within the Air
Transport Services sector which is likely to require a location within the Airport Mixed UserZone
potentiallyLot 6 in the Remarkables Park Special Zwoting this is subject to an appeaBxtuding likely
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airport demandmediumterm demand for additional industrial activity would equate to an estimated 13.9
ha and total londerm demand would equate to an estimated 28.9¢wecluding a margin)

The measure of additional land is also likelpeanore relevant for future planning for retail growth as
retail activities are generally limited to the ground floor. However, the measure of additional floorspace is
perhaps more relevant for future planning for commercial growth (particularly conaheftice and
accommodation) as commercial activities are more easily loedwede ground and in conjunction with

retail activities
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5 Business Land and Floorsp@apacity

Business land and floorspace capacity in eactehas been identifiedor Queenstow
and Wanakaby applying thezone provisions in theDistrict Plars to vacant parcels
identified in the rating database and other parcel level land (fles enabled capacity)
This analysidoes notconsideithe amountor timingof land that wilactualy be developed
(take-up of vacant capacityill be tracked through monitoringnd makes no call as to the
developability of the capacity identified. Thapects discussed by way of a nudititeria
analysis in Section 6.

5.1 Vacant Land Identified

Vacantland parcel¥ were identified using a combination of existing built floor area metrics and
AYLINRBSYSyYy(G @FfdzSaz RSNAGSR FNBY (GKS / 2dzyOAf Q& N
or that had a building floor area of 50sgm GFA or less identified. Only the parcels within the business
enabled zones in the urban environment were considered. These parcels were mapped for each land use
zone (or precinct in the case of structure plan areas).

5.1.1 Ground Truthing

The maps of potentially vadaland parcels were supplied to Council. Council then used these maps to
physically inspect each business zone area, validating if parcels were indeed vacaiit dCaretwas

taken to also identify any vacant sites that did not get identified througdekktop proces% Given that

the database of vacant sites becomes the baseline for future monitoring, considerable care was taken to
ensure the results were robust. The mapping and ground truthing was an iterative grocessl four

rounds of grond truthing were completed to achieve final results.

5.1.2 Assumptions

Itis important that the approaatf classifying sites as vacant and not vacant is consistently applied in future
monitoring. Key assumptions applied in the ground truthing process were:

1 If the site contained an operational yattiis was not considered vacant (and is a legitimate
and important industrial land use).

1 If the site contained a formed (sealed) car park, this was not considered vacant.

54 Not to be confused with unoccupied (vacant) premises.

55Not all parcels could be linked through a common code back to the rating database. This was particularly the caseelghere parc
were located in more than one zone and were split by M.Eaaaidbed a new unique parcel id code. In such cases, improvement
value and floor area were set to zero, triggering a potential vacant site in the first instance.

% In some cases, there were errors in the data or large parcels might return an improweteenor building footprint, but
independent parts of the parcel may have been vacant.
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1 If the site contained an unformed car park, this was considered vacant on the premise that
the use of the site for vehicle parking was likely to be a temporary and opportunistic use in
agreement with the owner.

1 If the site contained an allotment of vacartd and this was clearly delineated (i.e. by a fence)
from the actively used/developed portion of the site, then it was considered vacant, and the
vacant share of the total land parcel was estimated and applied.

1 If the building had a building conserdued and construction had not started, the site was
considered vacant.

1 If the site contained a building under construction, it was considered vacant. The reason for
this is that until the building is complete and occupied by one or more businessesjat has
absorbed any employment growth (demand). The same applies for a recently completed
building being advertised for tenants. Only once occupied is a site considered not vacant.

1 While redevelopment capacity is not captured in the BDCA, in limited, cas#t® was
included as vacant if it has considerable and imminent redevelopment potential. This applied
only to the old Wakatipu High School site and the Lakeview precinct of Plan Change 50
(currently containing the campground adjacent to QueenstownnT@entrd. Within the
Lakeview precinct, theynchblockwas not included as vacant for business use on the basis
that it is Council owned and potentially @aarked for housing developmenthis has been
reported in theHDCA.

{1 If the site was located ia visitor accommodation subzone it was assumed that it would be
developed forcommercial visitor accommodation purposesA review of the Visitor
Accommodation Sub Zones showed that the majority of development in this area was
commercial visitor accommotian. This will need to be monitored in future 60

1 All areas located within the proposed Open Space Zone or designated as open space or reserve
within plan changes were removed from capacity.

Figure 5.1 maps the final vacant land (identified by theesbthe parcel considered vacant) in Wanaka
UGBas at (year ending 2017AppendiX containsmaps for the remaining business enabled zones in QLD.

5.1.3 Vacant Land 2017 by Zone and Location

The total area of parcels confirmed as vacant business capastyllO ha acrossQLD(Table 5.1)
However, some parcels in greenfield areas (within selected structurs) pkath no or only some roads
identified meaning that the vacant parcel area esstimates the likely developable area (once the land is
fully subdiided). In order to bring all vacant parcels to a consistent net developable areaafyl RIE

agreed on some percentage shares that took account of (and removed) the area required to accommodate
likely final road and open space areas. These assumptoas w

9 Sites generally considered gross land area: 75% developable.

i Sites generally considered partially developable (i.e. excluded feeder roads): 90% developable.
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Figure5.1 ¢ Map of Vacant Business Land in Wanaka Urban Growth Boundary 2017
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{1 Sites with an underlying residential zone and considered gross: 68% developable.

N KS OFasS 27 Wor@dn@Northiake Syetial ZqtsleOfik hréas have been identified to
accommodate retail and commercial activity within larger precincts. To be consistent with those figures,
specific ratios were calculated to ensurettttee model returned the appropriate land area and not the
total precinct area:

- ~

T {AGSa gAGKAY GKS WFHO1Qa t2Ayd 12YSaidSIFR .|
achieve a target area of 2.12ha for business use.

T {A0Sa 6A0GKAY { KrécinaMgross)(Ba% dedelopatibeachicvé o targetSirea
of 2.1ha for business use.

T {AGSa ¢AGKAYanigkDBwneReSidettiaiRdreginct/ {grosd): 0.2% developable
to achieve only the area likely to accommodate the maximum 500sgm GFA of retail and
commercial floorspace enabled within this extensive residential zone. Assumed a 30% site
coverage for the 500sgm footprint

i Sites within the Northlake Special Zone Agtikirea D precinct: 16% developatdeachieve
a target area of 2.07ha for business use in the village centre.

Table 5.1 shows the final estimates of developable vacant land capacity in QLD by ward and zone, having
applied these percentage shares to agplct S LI NOSt & @ Ly G2t GKS R.
remaining capacity fors2.5 ha ofbusiness development. A significaB2.2 ha (2%) is contained within

Special Zones, particularly Remarkables Park (75.8308b0arf the district total)Frankton Flats B (36.2 ha

or 14% of the total) and Three Parks (33 ha3ét df the total).

The norSpecial Zoneaccount for 0.3 ha of vacant business land capaci8(2of the districtotal). The

largest shareof this (13.8 ha)falls within theViitor Accommodation Sub Zone of thew Density
Residential Zone (particularly in Fernhill which makes up 6.5 ha). The next largest area of vacant capacity is
the Rural Visitor zone in Arthurs Point (12.5 ha vacant) an@QukenstowrAirport Mixed Use Z@n(10.6

ha estimated to be vacant).

Overall,71% (18.5 ha) of total vacant business capacity is located within the Wakatipu Ward and the
balance 29 or72.0 ha) is in the Wanaka Ward. Generally, the Town Centre Zones have very little vacant
capacity although Plan Change 50 has create@stimated3.9ha of vacanbusiness land attributable to

the Queenstown Town Centre zone. Vacant capacity in the Local Shopping Centres is spread between
Hawea, Albert Town, Wanaka (Cardrona Valley Road) and Frafadant Industrial B land is only available

in the Wanaka Ward.
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Tableb.1 - QLDTotalVacant BusinetsandCapacity by Ward and Zone, 2017) (ha

Area of Vacant Land Parcels (hi SEllrElse ey afpel s VEsey

Area (ha) **
Wakatipu Wanaka Wakatipu Wanaka Total
Ward **  Ward Ward **  Ward
Airport Mixed Use Zone 10.6 - 10.6 10.6 - 10.6
Arrowtown Residential Historic Management Zorle - - - - - -
Business (Operative) 0.4 - 0.4 0.4 - 0.4
Business Mixed Use 4.2 0.5 4.7 4.2 0.5 4.7

High Density Residential - - - - - -
High Density Residential (Operative) - - - - - -

Industrial A (Operative) 1.2 1.7 2.9 1.2 17 2.9
Industrial B (Operative) - 13.2 13.2 - 12.5 12.5
Large Lot Residential - - - - - -

Local Shopping Centre 1.9 3.6 55 1.9 3.6 5.5
Low Density Residential 12.2 1.6 13.8 12.2 1.6 13.8
Medium Density Residential - 0.1 0.1 - 0.1 0.1
Rural Visitor 125 - 125 125 - 125
Rural - - - - - -

Town Centre Arrowtown - - - - - -

Town Centre Queenstown 53 - 5.3 5.3 - 5.3
Town Centre Wanaka - 0.9 0.9 - 0.9 0.9
Township (Operative) - 1.0 1.0 - 1.0 1.0

Sub-Total Non-Special Zones 48.2 22.7 70.9 48.2 22.1 70.3
Special Zone - Arrowtown South - - - - - -

Special Zone - Ballantyne Road Mixed Use - 19.9 19.9 - 14.9 14.9
Special Zone - Northlake - 131 13.1 - 2.1 2.1
Special Zone - Frankton Flats A 0.3 - 0.3 0.3 - 0.3
Special Zone - Frankton Flats B 41.1 - 41.1 36.2 - 36.2

Special Zone - Meadow Park - - - - - -
Special Zone - Penrith Park - - - - - R
Special Zone - Quail Rise - - - - - -

Special Zone - Remarkables Park 97.7 - 97.7 75.8 - 75.8
Special Zone - Shotover Country 0.2 - 0.2 0.2 - 0.2
Special Zone - Three Parks - 33.0 33.0 - 33.0 33.0
Special Zone - Jacks Point 134.3 - 134.3 19.9 - 19.9

Sub-Total Special Zones 273.6 65.9 3395| [ 1323 49.9 182.2
Total Urban Business Enabled Zones 180.5 72.0 252.5

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.
Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sut

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

* Contains a mixture of net, partial and gross parcel areas depending on the degree to which roads had been identified and excluded.
** Estimates applied to convert partial and gross parcel area to net developable area where applicable.

*** \Wakatipu Ward includes Arrowtown Ward.

5.2 Estimating”lan EnableBuilding GFA

The NPLRJDC requires thatacant business capacity also be expressed in floorspace terms. To calculate the
building envelope on each vacant business site, Council provided data from the district plan on permitted
or controlled site coverages and building heights. These two peranveere applied to the developable
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vacant site area to estimate the ground floor GFA and the number of storeys (upper flodreGaaied
by the plan. A number of exceptions applied and were taken account of in the modelling:

T

In some zones or structupdan precincts, no site coveraigeprovided in the plan (these areas
commonly rely on car parking requirements to manage site coverage). In these cases, QLDC
and M.E assigned a proxy site coverage that would allow the model to calculate an
approximate gound floor footprint.

In some zones a maximum number of storeys was stipulated. In such instances, the specific
number was adopted rather than the implied storeys calculated from maximum building
height.

In some zones varied heights and storeys are atigmilthroughout the zone. In these
instancesan average height across the entire zovas applied It is noted that PC 50 land
area was separated into the different height precinct areas.

Ly GKS wanldyDowins RedidegtidlAdrecinct, a maxiom of 550sgm GFA of retail
and commercial floorspace was adopted. VA was excluded from this total. A site coverage
does not apply.

In the Northlake Special Zog®recinct D, there is a retail cap of 1,000sgm GFA. This applies
to retail capacity only anthe site coverage less retail floorspace is used to calculate other
business capacity in the precinct.

In the Three Parks Commercial Core and Deferred Commercial Core precincts, a retail cap of
10,000sgm applie® the Commercial Core. A further 10,08@swas applied to the Deferred
Commercial Core, noting that this is unlikely to be developed in the short to mtsdiurta

total of 20,000sgm of retail)This figure was used for modelling purposes and will need to be
updated as resource consents aregigved and the development progressebhis is an
indicative total only and may underestimate the ldegn development yield. The operative

rules allow for the first 10,000sgm and further retail capacity requires a resource consent
subject to effects othe Wanaka Town Centr&n estimated site coverage (less iheicative

retail floorspace) is used to calculate other business capacitysegterincts.

In the Plan Change 50 Lakeview precinct, a retail and commercial cap of 6,500sgm applies.
The speitied site coverage (less the retail floorspace) is used to calculate other business
capacity in the precinct.

The Special Zones added a significant level of complexity to the modelling. Structure Plans
were relied on if at the time modelling began in +2@l7 works had not commenced on the
sites. Approved resource consents were taken into consideration (for example; Northlake,
part of Remarkables Papart of Three Parks, Industrial A and B Zones in Wanaka) and where
possible approved roads were albebe removed at a later date. This will need to be updated

in future BDCAs.

57 An average of 3m was applied to calculate storeys from building height provisions. Upper floor GFA was calculated as ground
floor area multiplied by the number of @e ground storeys.
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5.2.1 Cross over with Housing Capacity

alye 2F GKS RAAGNRO(GQa odzaAySaa SyloftSR T2ySa
activity. Generally, this is limited above ground floors, with some exceptions (i.e. Frankton Flats B
Precinct C2). Council and M.E have agreeéstimates(Appendix10) for the share of total enabled

building envelopes in business zones that are likely to be taken up by residential ap&ttnighisswas
necessary to avoid over estimating business capdtigymodel reduced the number of stores available

for business capacitytsubtracting the estimated residential floor takg

The same estimates were used to ensure that residential capacity in the HDCA was not over stated in
business zones (i,¢he share of total enabled building envelopes thaslikely to be occupied by business
activity (including visitor accommodatioms removed Through this process, double counting of capacity
between the BDCA and HDCA is avoided.

5.2.2 Vacant Land GFA by Zone and Location

Table 5.2 shows the final estimatdgmaximum building floorspace on developable vacant land in QLD by
ward and zonghaving applied the relevant developmentparamaters Ly G201 f X GKS RA &I
zones have remaining capacity danaximum of 3,66,300sgm GF&f business devepment. A significant
1,863,400sgm GFAB9%) is contained within Special Zones, particularly Remarkable@Parlof the

district total)and Frankton Flats B $% of the total).

The nonSpecial Zones account fb)302,900sqm GFAf vacant businesoorspace(41% of the district

total). This is a greater share compared to just vacant land area due to the high building heights enabled
in the Town Centre Zones in particul@he majority of thifloorspace capacitialls within theQueenstown

Airport Mixed Use Zone396,600sgm GFA theoretically enable®olof the total), Rural Visitor Zone in
Arthurs Bint (9%) and the Queenstown Town Cen&&y.

Overall,78% of total vacant busine$l®orspacecapacity is located within the Wakatipu Ward and the
balance 22% is in the Wanaka Ward.

5.3 Allocating Vacant Land/GFA to Land Use/Building Typologies

PaAy3a GKS alyYS flyR dzaSa k 0dzAf RAYy3d HARRYRDASESK
4.1), a matrix that aligns these space types thighplanning zones that facilitate the space typas been
developedby M.E and CouncilThis concordance matrix has been developed based on the activity status
tables within the District Plan. Activities that have a designation of Pern@ibedrolled or Restricted
Discretionary have been assumed to provide capacity for those activities within a given zone.

58 An analysis of existing residential shares of floorspace in business zones was carried out. These were adjusted to reflect
anticipated outcomes under the PDP provisions (whereby changes were made to some zones to encouragelembiad resi
development in business zones).
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Tableb.2 ¢ QLDTotalVacant Business Capacity (GFA) by Ward and Zone, 2017

Estimated Plan Enabled Building Envelopi
(sgm GFA)

Wakatipu Warc

*k%

Wanaka Ward Total

Airport Mixed Use Zone
Arrowtown Residential Historic Management Zor
Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise

Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point

F

Sub-Total Special Zones

Total Urban Business Enabled Zones

396,600
5,500
76,000

28,000
97,400
279,200
165,900
1,066,800

2,400
481,100

704,400
3,400

206,400
1,397,700
2,464,500

20,400
15,400
236,100

131,100
26,900

307,700

465,700
701,800

396,600
5,500
87,400

43,800
99,300
78,100
110,500
800
279,200

165,900
20,400
15,400

1,302,900

131,100

26,900
2,400
481,100

704,400
3,400
307,700
206,400
1,863,400

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residenti.
Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Lt

Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

*** \Wakatipu Ward includes Arrowtown Ward.

A loose coupling ests between the described activities (within the District$pland the defined land use
/ building typologiesas the definitions of activity in the Plan are often more general or have slightly different

meanings. Some examples include:
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 Commercial Actity (PDP®): Means the use of land and buildings for the display, offering,
provision, sale or hire of goods, equipment or services, and includes shops, postal services,
markets, showrooms, restaurants, takeaway food bars, professional, commercial and
adminstrative offices, service stations, motor vehicle sales, the sale of liquor and associated
parking areas. Excludes recreational, community and service activities, home occupations,
visitor accommodation, registered holiday homes and registered homestays.

¢CKA&d Aa&d ONBIRSNIGKIY 6KIFIG Aa O2yaARSNBR O02YYSNDA
and food and beverage (these are categorised as Retail).
1 Commercial Recreation Actiei (PDP): Means the commercial guiding, training, instructing,

transportation or provision of recreation facilities to clients for recreational purposes including
the use of any building or land associated with the activity, excluding ski area activities.

This broadly aligns with the Other Built or Outdoor Commaeygialogies.

1 Community ActivityRDP): Means the use of land and buildings for the primary purpose of
health, welfare, care, safety, education, culture and/or spiritual-lvedtig. Excludes
recreational activities. A community activity includes schoodsl3a (i I f &> R2 OG0 2 ND &
other health professionals, churches, halls, libraries, community centres, police stations, fire
stations, courthouses, probation and detention centres, government and local government
offices,

In the land use/building typagies these community activities fall within a mix of Commercial Office and
Other Built Commercial.

1 Industrial Activity ®DP): Means the use of land and buildings for the primary purpose of
manufacturing, fabricating, processing, packing, or associtteate of goods.

Industrial activities fall within a mix of Warehouse, Factory, Industrial Yard and Other Built Industrial.

1 Outdoor StorageRDP): Means land used for the purpose of storing vehicles, equipment,
machinery, natural and processed products amrgdtes, outside a fully enclosed building for
periods in excess of 4 weeks in any one year.

This could cover both Commercial or Industrial Yard typologies.

1 Service ActivityPDP): Means the use of land and buildings for the primary purpose of the
transpot, storage, maintenance or repair of goods.

This potentially applies to the Warehouse, Commercial Yard, or Industrial Yard typology.

Other examples include:

59 Based on definitions of notified PDP 2015
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1 Convenience retail is a definition applicable to some zones, but the Retail Shops typology does
not distinguish convenience from other retail provision. Nor does it distinguish small or large
format retail.

1 In some caseshe Plan refers directly to focahd beverage outlets this relates directly to
the Shops¢ Food and Beverage typology, as does Visitor Accommodation to the
Accommodation typology.

1 Where specified, office activities in the plan relate directly to Commercial Office.

Due to these diffances (and overlaps) a pragmatic approach was needed to code zones to each of the
land use / building typologies, keeping in mind the way in which the information is used within the model
(i.e. the endpoint). Some exceptions that have been made in thelehinclude:

1 In the Queenstown Airport Mixed Use Zone, shops have been excluded from capacity even
though these are enabled in the zone. This is because the district plan rules allow, primarily,
for retail and food and beverage outlets to be developélarairport terminal. The remaining
vacant land capacity identified ihis zone is not anticipated to be used for terminal type
activitie$® and so it is unlikely that shops will develop on that land. Had the model included
W3 K2 LA Q -kayhe, thénthis WaldRHawve the effect of assigning a portion of all retail
demand to the airport, as opposed to retail associated with airport terminal activity. This
would have been inappropriate.

1 Showrooms are a controlled activity in several of the precincteiBallantyne Road Mixed
Use Special Zone but refadlr sds not anticipated. For the purpose of the model, showrooms
KIS 0SSy O2RSR a4 W2 NBK2dzaSQ &aLJ Ofasedl a (K
showrooms (for example) and avoids the ®lattributing general retail demand to this zone.

1 In the Jacks Poirg Residential (HD)-B precinct, commercial visitor accommodation and
community activities are anticipated, but such capacity has been excluded from the model to
avoid undue complicatioand allow the model rules to focus on the capacity calculations for
retail and office floorspace only.

1 In Three Parks, the Low Density Residential precinct is included as a business enabled zone
purely to give recognition to the capacity for a proposedary school. As such, only
education land uses have been included in the model for this precinct (which applies only to
the area within the zone available for the school site).

1 In the Business (Operative) zone, commercial visitor accommodatidiowed for in the
planning rules but has been excluded in the capacity model (and is considered less likely
relative to other competing land uses in this zone).

Appendix 1 containst O2 L} 2F G(KS FAYIf YIGNREO® llediWth® RSy 2
i2y8 FYR WwnQ YSIya GKFG AtG Aa y2i( Syl @bnékhave 2 KA

60Terminal development is a feature of some of the options in the Airport Masterplan, so this assumption will need tods review
in future updates.
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been coded just to Accommodation land uses, other zones are coded to multiple enabled land uses,
including across Retail, Commercial and Irrchistategories.

At a parcel level, the vacant developable land area identified and calculated ground floor and upper floor
DC! OFLI OAGe Aa GOdNROdzASR G2 SIOK flFyR dz&aS «k 0o
precinct it is located whin. The results (described in the following sections) are vacant land and GFA area
by enabled space typesan output compatible with the demand modelling outputs.

Importantly, because there are many cases where multiple uses are allowed on ond [@ade \wcant

land and floorspace capacities aret additive The allocation of land/GFA to commercial land uses may
mean that the land cannot be used for opposing/different land use types. For example, allocating land for
the development of an officedatk would remove the land as a potential warehousing site, and vice versa.
Therefore, the vacant land and GFA capacity in the following sections should not simply be summed (and
totals are not shown accordingly across the space types).

5.3.1 Vacant Land 2017 ISategory andland Use

¢-ofS poo O2yiGlAyada GKS @FrOFyd tFyR OFLIOAGE 2dz
Industrial and Retail land useg\ppendix 2 provides a more detailed breakdown by the 15 land use /
building typologies. The assessment shows the maximum potential capaagjrdless of use and the

amount available to each of the three broad categories. As discussed abbwé, recessityzone

provisions in thélan areoften broad meaning that most parcels identified as vacant are able to meet a
relatively wide range of needs. This means that capacity ob&e exclusiviy sheeted back to one space
type/category or another.

At the catgory level, only th®QueenstownAirport Mixed Use Zonis exclusively enabled for Industrial
land usesalthough this is due to the approach taken in the model for the particular vacant land parcels
identified in the zoné&! The Visitor Accommodation Sdtlines Arthurs Point Rural Visitor Zone and the
three vacant lodge precincts in the Jacks Point SpecialaZemxclusively available for Commercial land
uses(Visitor Accommodatioanly, again based on model assumptiprnSeveral of the Remarkables Park
Zone precincts enable justommercial activities and the Jacks Point Education precinct enables just
commercial activities (education only).

Zoneswhere there is considerabteverlap in potential activity include the BMU Zaméoth Wanaka and
Gorge Roachnd the Frankton Flats (B) E2 precinct. These zmr@deCommerciglRetailand Industrial

land use® on vacant land capacityMost business enabled zones with vacant capacity provide for either
Commercial andndustrial activities, o®ommercial and Btail activities.

Table 5.3 shows that in the Wanaka Ward, there is a maximum potenti#l4dna of Commercial land
use, 37.8 ha of Industrial land use @8%l2 ha of Retail land use. More tharthird (44%)of potential

61 While the Queenstowrirport Mixed Use Zone enables shops and commercial activities (such as those seen in the terminal)
they have been excluded from enabled activities for the purpose of this BDCA.

62 Noting that the type of industrial/service activities anticipated in th&/Bdne are limited to warehousing and storage and lock

up facilities (including vehicle storage). Similarly, trade suppliers are also considered to be a Restricted Disatgtipnary A

this zone.
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Commercial capacignd 77% of potential Retail capacity in the wiatts within the Three Parks Special

Zone.

In the Wakatipu Ward, there is a maximum potential 8t.2 ha of Commercial land usé3.6 ha of
Industrial land use and3% ha of Retail land useéA signifiant portion of thepotentialIndustrial capacity
(62%)falls within the Frankton Flats B Special Zamiéthe QueenstownAirport Mixed Use zong4%)

The majority ofWakatipu wardRetail capacity is within Franktown Flat®B%)and Remarkables Park
(31%) zoneswS Y| NJ] F 6f S &

t I NJ

-t az

LR GSYGaAalffe

Table5.3 ¢ Vacant Business Land Capacity by Category, Zone and Ward (ha)

Airport Mixed Use Zone

Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise
Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point
Sub-Total Special Zones

Total Urban Business Enabled Zones

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.

Arrowtown Residential Historic Management Zon

Wanaka
Ward

Wanaka
WET

Commercial Industrial

e

F

12.5

24.8

34.4
56.4

12.5

8.2

23.1
37.8

WERELE!
Ward

Retail

5.9

27.2

29.3
35.2

Wakatipu
Ward

12.2

12.5

75.8
0.2

13.0
113.5

151.2

Wakatipu
Ward

Commercial Industrial

10.6

4.2

27.2
43.6

LINE OA RS &

Wakatipu
Ward

Retail

13.5
0.2

6.2
32.1

43.5

Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

Wakatipu Ward includes Arrowtown Ward.
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5.3.2 GFA Capacity 2017 6pategory and Building Typology

Table 5.4 contains the vacgplan enabledf f 2 2 NA LJ OS OF LI OAGe@ 2dziLizia F
by Commercial, Industrial and Retail laisgés. Appendix3lprovidesa more detailed breakdown by the

15 land use / buildg typologies. Again, the assessment shows the maximum potential capacity
regardless of use and the amount available to each of the three broad categories. There is spatial overlap
in some zones and the capacity is not additive. Denwtapof onetype reduces the capacity for other

types.

Vacant ground floor business space is attributed to enabled building typologies in the same manner as
vacant land area. Howeven additional step is included in the model before vacgpter floorspaceis
attributed to relevant space types

1 M.E has assumed that there is no potential for Offi¢eetail (which includes Real Estate
Agencies and Optometrists), Sha@pSommercial and ShogsFood and Beverage to locate
above ground floor (i.e. they are congtied to ground floor capacity only). This is to reflect
their strong location preference for ground floor premises (with the exception of malls, which
are less common in QLD than in many other cities). M.E is aware that in Queenstown Town
Centre, there ar examples of restaurants operating in second floor premises, however, to be
conservative, this is not assumed to apply for remaining vacant capacity.

1 M.E has also assumed tlsites enabled fowarehouses, Factories, YacdSommercial, Yards
¢ Industral and Other Build Industrial are constrained to ground flatevelopment (i.e. have
no upper floorspace capacity) The reason for this is different from shops. Generally
warehouses and factories are éallsingle use buildings and are unlikely teehather land
use activities developing above them (i.e. they are the single occupant of the site).

1 Yardsalso,bynaturR2 y2i0 KI@S Ff22NBLI OS WIo20S (G(KSY
1 These assumptions take a conservative approach to estimating Industrial capacity.

The effectof these assumptions is evident in Table 5.4 where within a zone, the maximum potential GFA
may differ between categories, even when the maximum potential land area did not differ (see for example
the BMU Zone wherkdustrial andRetail activities arerited to ground floor capacity ar@mmercial
activities are enabled on ground and upper floor capacities).

Table 5.4 shows that in the Wanaka Ward, there is a maximum poten&aBidO&gm GFA of additional
Commercial floorspace, 147,600sqgm GFA afdinzhl floorspace and 107,600sgm GFA of Retail floorspace.
More than halb9%)of potential Retail capacity falls within the Three Parks Special Zone. In the Wakatipu
Ward, there is a maximum potential fot,730,000sgm GFAof additional Commercialfloorspace
253,700sgm GFAf Industriafloorspaceand241,600sgm GF&f Retaifloorspace Just undea third(32%)

of the Retail capacity is within Remarkables Pamki25% of this capacity is in Frankton F{&}s
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Tableb.4 ¢ Vacant Business Floorspace Capacity by Category, Zone and Ward (GFA)

Airport Mixed Use Zone

Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise
Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point
Sub-Total Special Zones

Arrowtown Residential Historic Management Zon

Wanaka
Ward

Wanaka
Ward

Commercial Industrial

e

25,600
99,300
50,100
13,100

800

20,400
15,400
236,100"
63,600
26,900

226,800

317,300

12,800
49,900

27,000

81,300

WERELE!
Ward

Retail

7,600
4,000
43,500

63,100

64,100

Wakatipu

Ward

18,200

28,000
97,400
279,200
165,900

670,200

r

2,400
166,000

704,400
1,100
185,900
1,059,800

Wakatipu
Ward

Commercial Industrial

79,300

2,700
31,700

131,000

Wakatipu
Ward

Retail

31,700

800
60,400

76,700
1,100
36,500
175,500

Total Urban Business Enabled Zones

553,400

147,600

107,600

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.

1,730,000

253,700

241,600

Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

Wakatipu Ward includes Arrowtown Ward.

5.4 Discussion

5.4.1 Redevelopment Capacity

There will be some capacity available through the redevelopment process. Redevelopment occurs when a
piece of alreag occupied land is purchased and additional development occurs to either change its usage,
or to increase the amount of use that is made of it currently.

One way to estimate the amount of additional capacity potentially available in an area is to luok at t
average level of development intensity (number of storeys or floor area ratios) achieved across the entire
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area, then look at the level of intensity on sites that are significantly lower than the average. These may be
sites that have redevelopment patigal to bring them closer to the revealed development intensity of the
balance of the area.

This can be done across commercial centres and industrial areas. However, there are issues with
redevelopment capacity that arise when the type and nature ofnbasiland use is not taken into
consideration. For example, it may be that through an analysis of an industrial area, a number of seemingly
under-utilised sites are identified that may represent capacity. However, they may exist as important parts
of the production process either as turning bays for trucks or as storage areas for completed or partially
completed goods.

In this study a conservative stance has been adopted and it has been assumed that the only capacity that
is truly available iacant capeity. This is an area that could be investigated further by QLDC if they wished
G2 dzy RSNERGFYR (GKS RSLIIK 2F GNHzS OF LI OAide 6AGKAY

As a general guidd,the existing business zones prove to have provided for sufficient gabaatmply
providing for vacant capacity, then redevelopment capacity is not requirddo, he amount of
redevelopment capacity that is taken up over the simedium and longerm will obviously have an effect
on the take up of vacant capacityisrecommendakd that Council monitor this.

5.4.2 Business Capacity in Special Housing Areas

As discusseth section &5, the SHA& the Wakatipu Basin offer limited business capacity in addition to
GKIG OFtOdz FtiSR H620So Limatesa K2 ¢ SOSNIJ ySi F RRAGA

5.4.3 Busines€apacity ithe Rural Environment

As discussed isection 24, there are business enabled zones outside the defined urban environment.
Vacant capacity has not been modelled or identified in those zones. It is assumed that any vadgnt capac
in those locations will be utilised for demand attributed to the rural environment.

5.4.4 Alternative Vacant Capacity Outcongd8emoving the Overlap

The approach adopted by M.E to demonstrate vacant land (and GFA) capacity for future business
developmentn QLD reflects the flexibility of some district plan zones to enable a range of potential land
uses. Hence the overlap of capacity. The approach does not assume a development outcome on any
particular vacant parcel as this is unknown. However, itisijpa 6t S (G2 RS@St 2L) | LR
development that reflects potential market pressures, including maximising investment raturns
particular parts of the district

M.E has developedsingle alternate scenarithat removes the overlap of cagity in those zones where
flexibility is enabled between Retail, Commercial and/or Industrial activity. The sceindicative only;
monitoring of vacant land uptake will indicate how relevant this scenario may or may not be.

The scenario is based arseries o&llocationrules(Appendix 4) which applyto all vacant parcel ieach
zone (and do not allow for different parcels to develop according a different mix of actMitiessa
limitation of this scenario)
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Table 5.5resents the results of the alternate scendoo vacantland area capacitipy ward and zone
Under these allocation assumptions, te Wanaka Ward, thergvould be capacity fod2.9 ha of
Commercial land us€8.8 ha of Industrial land use aBd.9ha d Retail land uséall mutually exclusive)
Commercial and Retail capadgydominated byhe Three Parks Special Z@ri@% and 78% respectively)

In the Wakatipu Ward, thenvould bepotential capacityfor 152.1 ha of Commercial land us28.1 ha of
Industrial land use an88.1 ha of Retail land useExcluding thepotential Industrial capacity within the
Airport Mixed Use zon¢his would leave 17.5 ha of industrial capacity in Frankton FldiseBingle largest
volumeof Retail capacity is within Remarkables P2iko)

Tableb.5 ¢ Alternate Scenario Vacant Business Land Capacity by Category (ha)

\WELETE Wanaka Wanaka  Wakatipu Wakatipu  Wakatipu
Ward Ward Ward Ward Ward Ward

Commercial Industrial Retail Commercial Industrial Retail

Airport Mixed Use Zone - - - - 10.6 -
Arrowtown Residential Historic Management Zore - - - - - -
Business (Operative) - - - 0.4 - -
Business Mixed Use 0.5 - 0.5 4.2 - 4.2

High Density Residential - - - - - -
High Density Residential (Operative) - - - - - -

Industrial A (Operative) - 17 - 1.2 - -
Industrial B (Operative) 0.2 12.3 - - - -
Large Lot Residential - - - - - -
Local Shopping Centre 3.3 - 3.6 1.9 - 1.9
Low Density Residential 1.6 - - 12.2 - -
Medium Density Residential 0.1 - - - - -
Rural Visitor - - - 12.5 - -
Rural - - - - - -
Town Centre Arrowtown - - - - - -
Town Centre Queenstown - - - 53 - 53
Town Centre Wanaka 0.9 - 0.9 - - -
Township (Operative) 1.0 - 0.5 - - -
Sub-Total Non-Special Zones 7.7 14.0 5.6 37.6 10.6 11.4
Special Zone - Arrowtown South - - - - - -
Special Zone - Ballantyne Road Mixed Use 3.0 11.9 - - - -
Special Zone - Northlake 2.1 - 2.1 - - -
Special Zone - Frankton Flats A - - - 0.3 - 0.3
Special Zone - Frankton Flats B - - - 18.7 17.5 6.5

Special Zone - Meadow Park - - - - - -
Special Zone - Penrith Park - - - - - -
Special Zone - Quail Rise - - - - - -

Special Zone - Remarkables Park - - - 75.8 - 13.5
Special Zone - Shotover Country - - - - - 0.2
Special Zone - Three Parks 30.1 2.9 27.2 - - -

Special Zone - Jacks Point - - - 19.7 - 6.2
Sub-Total Special Zones 35.2 14.8 29.3 114.4 17.5 26.6

Total Urban Business Enabled Zones 34.9 152.1

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.
Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).
Wakatipu Ward includes Arrowtown Ward.
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Table 5 shows thaunder these allocation assumptiomnsthe Wanaka Wd, therewould potentially be
342,400sgm GFA of additional Commercial floorspesggacity 110,900sgm GFA of Industrial floorspace
capacityand 1,600sgm GFA of Retail floorspamgpacity In the Wakatipu Ward, theneould be
potential capacityfor 1550,600sqgm GFA of additional Commercial floorspdé®,100sqgm GFA of
Industrial floorspacé@nclusive of the Airporgnd234,000sqm GFA afdditionalRetail floorspace.

Tableb.6 ¢ Alternate Scenario Vacant Business Floorspace Capacity by Category (GFA)

\WEQELE WWELELE Wanaka  Wakatipu Wakatipu  Wakatipu
Ward Ward Ward Ward Ward Ward

Retail Commercial Industrial Retail

Commercial Industrial

Airport Mixed Use Zone

Business (Operative)

Business Mixed Use

High Density Residential

High Density Residential (Operative)
Industrial A (Operative)

Industrial B (Operative)

Large Lot Residential

Local Shopping Centre

Low Density Residential

Medium Density Residential
Rural Visitor

Rural

Town Centre Arrowtown

Town Centre Queenstown

Town Centre Wanaka

Township (Operative)

Sub-Total Non-Special Zones
Special Zone - Arrowtown South
Special Zone - Ballantyne Road Mixed Use
Special Zone - Northlake

Special Zone - Frankton Flats A
Special Zone - Frankton Flats B
Special Zone - Meadow Park
Special Zone - Penrith Park
Special Zone - Quail Rise
Special Zone - Remarkables Park
Special Zone - Shotover Country
Special Zone - Three Parks
Special Zone - Jacks Point
Sub-Total Special Zones

Total Urban Business Enabled Zones

Arrowtown Residential Historic Management Zor]

e

12,900
11,300
69,300

28,300
25,900

218,900

273,100
342,400

110,900

- 3,600
12,800 -
49,400 -

- 27,300

- 7,600

- 4,000
62,200 42,500
40,100 -

- 1,000

8,600 63,100

48,700 64,100
106,600

14,000
97,400

279,200

604,200

1,600
147,200

1,550,600

76,800

156,100

66,100

800
52,800

76,700
1,100

36,500
167,900

234,000

Source: M.E QLD Business Capacity Model 2017. Visitor Accommodation Sub-Zones included in underlying residential zones.

Vacant business land in special zones associated with business enabled precincts only. Rural Zone relates only to Luggate Rural Industrial Sub-Zone.

Rural Visitor relates only to Arthurs Point (other Rural Visitor Zones are outside the defined urban environment).

Wakatipu Ward includes Arrowtown Ward.
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6 Development Feasibility

The approaclklescribed irthe previous sectiofocuseal on plarenabled capacityThat is,

the amount of theoretical capacifgr business activitthat arises by way of zoning and

other provisions This volume oflan-enabledcapacity may not translate to actddl?z y G K S
3 NP daysiéssactivitydzy f S&a A ( or,,cdmmérdialy vialed degetop. This
sectionthereforereviews the portion of plaanabled capacity in QLD thatx ¥ S| zak 6 f S ¢
required by PA1 of the NRSC.

TheNP$ 5/ RSTAYySa aFfFSraraotSé la Ftt26aY

Feasible means that development is commercially viable, taking into account the current likely
costs, revenue and yield of developartd feasibility has a corresponding meaning.

The intent of this definition is that local authorities assess whether development capacity is feasible to a
developer. The definition refers to the costs and revenue that would be faced by a developeeldp de
capacity that is enabled by a plan and supporteddwelopmentinfrastructure.Figure 6.1 represents the
relationship between plan enabled, serviced and feasible cafacity

Figure6.1 ¢ Plan Enabled, Serviced and Commercially Feasible Development Relationship

Feasible development capacity as a proportion of plan-enabled capacity

63 http://www.mfe.govt.nz/sites/default/files/media/Towns%20and%20cities/introductprigeon-the-npsudc-nov-2016.pdf
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This cost and reventleased approach for residential development is relatively simple, in that the numbers

of development options for a residential developer are usually relatsmallc as are the ownership

options. This means development feasibility can usually be determined with a simple residual value type
development model. This type of model starts with the anticipated final sale price and deducts all the costs
associatd with development A y Of dzZRAy 3 | RS@St 2LISNRaA YI NHAY® ¢ K
LINAOS FyR Fff 2F GKS RS@St2LISNNa O02ada Aa GKS )
If the land is priced higher than that, then thedi§ f 2 LIYSy G A& y2d FSIFadotS |
regardless of the zoning.

For business land, the situation is more complex. The type and nature of business development is far more
varied than residentia] retail and commercial clients have a wide enfdevelopment types that might

be suitable for a piece of land, each with different build costs, ownership types and developer margins.
Industrial land may be developed in a bespoke manner by a particular manufacturer that may wish a
purposebuilt plart and plan to operate it for as long as the business is viable. This type of developer may
be able to amortise costs across a very long timeframe, so is motivated very differently from a developer
looking to build more generic tilt slab industrial unitsrapid sale.

Because of these complexities a residual land value type model is not appropriate for business land
assessments. Mul@riteria Analysis (MCA) provides a way for Councils to frame the development
opportunities within their district bgcoring them against a set of agreed criteria. Each oritplays a

large of small role in the development and locational decision, so is given a large or small share of the total
area score.

Each broad area is then scored against the criteria andathngis added up to provide an overall score

(and ranking)The scoring is a snaghot in time and in future updates, the relative scores for each area
may change as areas become more or less attra@@parisons can be made between where the plan
enalded capacity resides and theatal MCA score for those aredsighlighting any mismatches between

plan enabled capacity and the areas that are most desirable to be devdlogaguhcity is provided in the

areas that score highly in the MCA, Council carobédent that development will proceed. However, if
capacity is clustered in areas that score poorly on the MCA process, they may find businesses do not
develop that land, and pressure will be brought to bear on other land. This may lead to unintended
consequences.

6.1 QLDMulti CriteriaAnalysis

The MCA approach has been used because it allows QLDC and other stakeholders to identify the key metrics
that are important in the selection and development processbim@inessland. The following table
presentghe criteria and weightingstablished from past studies M.E have carried out across industrial and
commercial areas in other locations aswbsequentlyagreedmodified through thelocal stakeholder
workshop.

An MCA has been set up for Industrial, Retad Commercial Visitor Accommodation development
potential. The latter is due to the significance of the accommodation sector in the QLD economy and high
level of demand for this land use. Commercfaffice activity in QLD is generallylecated withretail

activity (often above ground floor). As such, the development and location decision prakesgsfor

office space is expected to largely mirror that for retail space, and the same MCA can be used for both.
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There are other land uses such as Cemual¢ Outdoor or CommercialOther that are not addressed by
these three MCAs and would have their own set of criteria and weiftiRgture updates of the BDCA
could broaden the scope of the MCA to include these activities.

6.1.1 Criteria and Weightin

Table 6.1 summarises the criteria and weighting assigned to each MCA. There is a mixture of unique and
shared criterion. Access to public transport and proximity to labour for example are common to all
development activities Proximity to the airporis important for theAccommodation and Industrial sector,

but for different reasons. Parking availiépis a key criterion for retail investmesd well as road frontage

Table6.1 ¢ Matrix of QLD MCA Criteria and Weighting

Weighting

Commercial
Visitor Industrial Retail
Accommodatiot

Proximity to Queenstown Airport 20 10 -
Proximity to Queenstown CBD - returns 20 - -
Proximity to other tourist activities - pick up and drop off spots 10 - -

Potential for co-location or clustering with associated businesses or is contiguous with

existing commercial/retail zoned land 10 i i
Services - Waters Infrastructure 10 15 -
Proximity to labour 10 10 10
Height constraints - higher is better, capacity can be built up high reducing land 10 ) )

requirements/ costs
Proximity to future development and attractions 10 - -

Exposure / profile / visibility 5 5 5
Existing or proposed public transport 5 10 5
Access to complementary / supporting business services (Accommodation Sector Suppliers) 5 - -
Access to major Road / transport routes; good transport access, especially road/motorw ) 20 )

Freight/heavy vehicle focussed.
Flat land, large land parcel, contiguous sites - 20 -
Area has potential for co-location or clustering with associated business activities or is
contiguous with existing business land zoned for industrial activities

Single land ownership and potential for large sites - 5 -
Ability to buffer adverse effects from residential and sensitive activities, distance from

- 20 -

o - 15 -
sensitive land uses
Low level of traffic congestion in vacinity - 5 5
Access to complementary / supporting business services (Industrial sector suppliers) - 5 -
Located on main arterials (direct access for customer base) - - 10
Proximity to market - households within 5km - - 10
Proximity to market - households within 5km - 10km - - 5
Flat site - road frontage - - 20
Co-location or clustering with associated business activities - Retail Centres - - 15
Parking availability - - 15
Proximity to market - tourist accommodation within 1km - - 15
Access to complementary / supporting business services (Retail sector suppliers) - - 5
Maximum Score 115 140 120

Source: M.E, QLDC

Appendix b contains copies of the score assigned to each location and criterion. The scores are based on
local insight and consideration of the total extent of each locatitwey reflect a current snap shofThe

64 An MCA for primary, secondary and tertiary schoolingldveequire input from the Ministry of Education to understand their
core location requirements.
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locations themselves relate to a combination of 2018 SNZ boundaries (refer Apperidixmaps)
f 0K2dAK GGKS WCNIyld2yQ INBIF KFa 0SSy allktheld Ayl
purpose of the MCA.

Some criteria require thecering to think beyond what is present in the location now (or what is zoned or
enabled) and consider its future or alternative potential, while others require an evaluation of current
conditions and development. The key focus of the scoring was theitielsbetween the locations. There

IS some subjectivity involved in the scoring and this is a risk for consistency in future updates. Care was
taken to involve Council in the approach to scoring to reach an agreed position (and involve relevant staff
within Council where appropriate expertise was required).

6.2 Developmentnfrastructure

This section provides further detail mirastructureneeded to enable urban developmebBevelopment
infrastructure(or network infrastructurcapacityis a keyactorin determining if development capacity is
feasible under the NPSDC

G5S@St 2LIYSy (i addéfihddlindhe NBESOGrefeisBodhe water supply, wastewater, storm

water, and land transport networkas defined in the Land Transport Managemen2803, to the extent

GKFG A0 Aa O2yiNRffSR o0& f20Ft | HzZiK@RAGABERDNIOKY T
refers to 2 0 KSNJ Wa 2 TiitiGNilifrasteudtdre Y&l as open space, social infrastructure,
telecommunications ah energy.Local authorities are required to ensure (undetidy Al) that the
RSOSt2LIYSyid OFLI OAG& ARSYUGAFTASR Ay GKAA NBLRZNI

| 26 SOSNE (GKS a20KSNI Ay TN aid NHzO lisdeMiBoitantyfdd DeScaeatibnNE (i 2
of effective and efficient urban environments, and together supports the achievement of social, economic,
and cultural wellbeing.

Infrastructure service levels for water and waste water are included asadioteloioth Comnercial Visitor
Accommodation and Industrial development in the MCA struciitie feasibility abading infrastructure
is captured indirectlthrough criteria addressingaffic congestion and accessibility to major roads.

The hgh growth ratesthat QLD is experiencing require massive commitments to new development
infrastructure and upgrading@nd the consolidation oexisting infrastructure. New or upgraded
infrastructure cartake a long time to plan and fund and implement. Intensification ofirgxistban areas

has 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 inagts on already planned infrastructure and kbeign opportunities.

Infrastructure networks and growth need to be planned in an integrated manner to realise a range of long
term benefits over a wider area than the development site. Integration of urbaelapment and
infrastructure is central to the objectives of the NH3C, and importantly, is a requisite for the
development capacity identified in this assessment undkcyA\1.

Policy PA1 provides some scope for managing the risks associatduevatietsupply of capacity by only
requiring infrastructure to be in place in the short term, to have funding identified in the medium term and
to be included in the Infrastructure Strategy in the loeign. QLDC planning and Infrastructure

Page |126



departments hag worked closely together and are satisfied that all proposed zoned land can be serviced
in the short, medium and loAgrm. This is further discussed below:

Servicing the PDP

As discussed isection 2.3, the BCDA has been based on the PDP notified zoing provisions. The
development of the PDP, including the approach to zoning and #tlevetopment opportunities within

those zones, has bedrased ora strategyof achieving @ompactand integratecurban form ! D. Qa KI @8
been applied to Queenstown, alvaka and Arrowtown as a tool for promoting consolidation of urban
development capacity areghabling increased intensification within the districts existing urban zones

The development of the PDP zoning approach involved assessing the ability oftQui@denetworks

to cater for the level of growth and intensification anticipated by the PDP. There are scheme boundaries
for the water and wastewater networks, which define the limit of the schemes at present. These scheme
boundaries are aligned with éhdefinedUGB<of the PDP and are designed to service all the properties
within, or partially within, the boundary lines, taking into account the zonings defined in the District Plan.
The scheme boundaries defileK S 3 S 2 3 NJ LIK A Oplafnihgéanidiifinagcifig ofeficdisfed A f Q &
development infrastructurelTherefore, there is a strong link between the PDP and Councils financial and
infrastructure planning frameworks under the Léreym Plan, Annual Plan, 30 year Infrastructure
Strategyand also the dasequent setting of the Development Contributions Policy in each financial year.

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 théiew®DP. More specifically,

the effect of wastewater and water demand from the increased densities in the PDP has been assessed
F3FAYyad GKS [/ 2dzyOAftQa o6FaiSel G4SN Y2RSEftAy3 O LI
2055°. This assessmentiuded consideration to the currently available capacity to cater for the expected
level of intensification, as well as any upgrades that may become necessary over time.

The strategic approach of the PDP is based on demand management and more engiblitig tohnsport

and its associated facilities, promoting choice in modes of transportation and integrated transport
management. The PDP also seeks to enable mixed use and increased levels of development within areas
that are deemed appropriate, the proged Transport Chapter reduces parking requirements in areas that

are deemed to be appropriate (i@&eas that are within walking distance to town centres or services) and
increasing the density of land use in the urban environment (this has includedone® such as the

Medium Density Residential and the BMU Zones).

Servicing key growth areas

Key growth areas identified in this assessment as having a significant portion of the dwadimges
capacity are as follows:

1 Queenstown Town Centfencluding PC50);

1 Wanaka Town Centre;

65This modelling will be updated with the dwelling capacity scenarios contained in the HDCA in the near future.

Page |127



CNJ-ylﬁzy Cftlria 3 WCAQGS aArtfsSQT
Remarkables Park;

Queenstown Airport Zone

A =2 = =

South and east Wanaka (including PC46 BallantyneNRgad Useand PC16 Three Parks);
and

1 Gorge Road Business Mixed Use Zone

These areasare @A G KAY GKS vdzSSyaidiz2sé6y FyR 2FyF{l WdNbBI Yy
and wastewater scheme boundaries; and are therefore serviced, or planned to be serviced, with
development infrastructure in the context aflRyAl. A number of these areasNBE g A G KAy W{ LIS (
of theDistrict Plapincluding Remarkables Park, Frankton Flats, Ballantyne Road Industrial and Three Parks.
These special zones have defined capacities and associated parameters for the provision of servicing and
transport infastructure. Private infrastructure within these zones, such as internal road networks,
provision of reserves and open space (if deemed necessary) and service connections are the responsibility
of the developers.In terms of the Jacks Point Special Zdnig is serviced by a combination of QLDC
services and private schemes.

The Queenstown and Wanaka Town Centres are currently projected to have capacity for growth in the
water supply storm waterand wastewater networks. Both wastewater networks have aniihing 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.

Area specific development contributions are imposed developments in the~rankton Flats and
Remarkables Pagkea to fundhe provision oftormwater.TheFrankton Flat area currently has marginal
capacity in the water supply. A project to develop a new wadarceadjoiningthe Shotover River is
underwgy and is planned to be supplying water to this growth area in 2019.

South and East Wanaka have sufficient water supply and wastewater capacity in place for the current
zoning and growth ratdt is expected thattis will be further improved by thenplementation of Master
Pan projects thatvill come out of théVanakaVasterplan process

Council are proposing significant investment in water quality projects throughout the2@083 THn

addition to localised water supply capacity issues that are detirsghis documen These water quality
projects also require significant network reconfiguration and in some cases these capacity and quality
projects are interelated.

A number of servicing constraints exist within the Township zones. These areediscwetail below:
Albert Town

Albert Town is amalgamated with the Wanaka Water Supply and wastewater services. The Council is
currently undertaking a detailed investigation of its water supply over the peak demandgsecadent
modelling is indicatg some shortfall of firefighting supply for commercial zoned aiidasshortfallis
thought tobe due tofaulty flow meteringand demandpredictionin this areaTesting is undeway and
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results will be understood in the near future. It is expetied this issue should not be significant enough
to delay development to the zoned capacity.

Minor issues with both the wastewater and stormwater are known totleswvill be formally investigated
and remodelled during 2018 A recentwastewater network reconfiguration and drive to improve
subdivision and building practices to protect the wastewater netvasek hoped to have improved the
situation.

Luggate

A new longerm proposal is planned to future proof provision of safe drinking water for Luagigatiéne
neighbouring Wanaka airport supply scheme. Several options are being considered with the preferred
solution involving the connecting up of these two separate schemesplans for water suppilyclude:

1 A new bore pump statioto be constructeda service both Luggate and Wanaka AirpBaw
water from this source will be treated through UV disinfection and chlorine dosing to ensure
full compliance with DWSNEield tests are currently being undertaken to identify a suitable
aquifer yielding sit for the new production bores;

1 A new reservoir to be located at Wanaka Airport whilst the original reservoirs in Luggate will
also be retained;

1 A new 4km pipelinto be constructed between Wanaka airport and Luggate; and

{ The existing bore pump statiom be decommissionetf.

The currentvater supplynetwork only services the Luggate Holdings subdivisimithe watertreatment

plant remains in private ownership. The treatment plant has limited capacity. A Memorandum of
Understanding with the developer is being drawn up in regards to vesting the treatment plant and also
developing a long term solutioThe peferred option at this piat is to pump tdProject Pure asis done in
Hawea.

The water and waste water schemes are programfieedhe first three years of the 2018 LTbtailed

design is already underway for the Lugga®eoject Pure WWTP pumping system that will serve to gonve
wastewater from Luggate and allow the existing treatment plant to be decommissioned. Construction is
planned to commence in the 2018/19 financial year.

The new water supply scheme is planned for construction over two years from 2QT%20/21.
Hawea

A new Hawea bore pump station and treatment plant was installed and commissionedtime28upplies
Hawea with safe drinking water. The Council continues to invest further in this supply scheme in order to
meetits strategic objectives relating to pubtdrinking water supplies.

66 QLDC 2012045 Infrastructure Strategy
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The Hawea wastewater plant currently does not have capacity to adequately treat effluent. The proposed
solution is to construct a sewer pump station and pipeline to convey sewage from Hawea to the QLDC
Project Pure wastewatdreatment plant located adjacent to Wanaka airport. The pipeline would be
approximately 12km in length and routed via Hawea flat before crossing the Clutha River and discharging
into the existing Project Pure Waste Water Treatment Plant. This is fdretast place by 2021. Planning
works for this project are already underway.

Long Term Plarknnual Plaand 3Gyear Infrastructure Strategy

The LTP 2018025, and Annual Plan 2016/2017, already cover major upgrades and renewals to cater for
increased desities.Council imlsocurrently preparing the Annual Plan for 2017/2018 and ab#ggnning

of March 2018 will be going out fpublicconsultation. At the same time, Council will be consulting on the
10 YearLTP (2018028) and the review of the 3@ear Infrastructure Strategy (202945). Future
iterations of the BDCA will have better alignment with these processes.

Depending on the locations and scale of growth over a given period it is anticipated that upgrades to
reticulated networks may become cessary over the life of the PDP. The cyclical LTP and Annual Plan
processes enables the reprioritising of works as necessary to meet demands. If any additional upgrades are
necessanyi is likely these will be addressed through the upcoming LTP Renawdated Infrastructure
Strategy. As decisions on Stage 1 of the PDP are now anticipated in the 2nd quarter of 2018, this process
may not allow additional capacity, not considered in this assessment (such as decisions on rezoning
submissions) to be brght into the LTP process via submissions.

Transport

QLDC owns and operates transportation corridors (and associated support infrastructure, i.e. streetlights,
signage etc.) to provide the community with safe and efficient access to their homes, sdhoetsop

work, recreational areas and public services. These corridors also support the national, regional and local
economy by enabling the efficient movement of goods and services and tourism.

QLDC is in a state of transition in how it operates itspairtation network. This has been led by Local
Government reforms, adoption, implementation and embedding of theN@twork Road dassification

as well as ensuring the continual upskilling efidnse resources to ensure capability, capacity and
continu@ ® v[ 5/ A& Y2@Ay3a FNRBY | fS3r0e& odzaAySaa Y2R
LINE I OGA @S> SOARSYOSk Nral olFl&SRZ | yR%2dzi02YS F2C

Key transport related issues facing the district are increasiag congestion, reduced liveability, roads
that do not cater well for all modes of travel, land use patterns and parking requirements that affect the
affordability of housing and enable the dispersal of activities. The transport system has not been able t
keep up with the exponential growth and only limited improvements have taken place sinée 206
remain the dominant transport mode throughout the region. Installation of roads and connection to
existing roads are undertaken at the expense of the developer, primarily at the subdivision stage.

67 Saurce: Land Transport Activity Management Plan 2017
68 Source: Queenstown Integrated Transport Programme Business Case
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QLDC is highly dependent on NZTA funding assistar roads and the servicing and maintenance of state
highways. The NZTA funds approximately 50% of all transport projects (with the exception of parking) and
their support is critical to enabling the transport network growth needed to support growth.

The Council has also partnered wittiland ARQo offer a flat fare of $2 for all bus transport. Monitoring
of bus services has seen a doubling of its use since the introduction of the reduced fares.

Town Centre Projects

QLDAs leading a mukHdiscplinary team to identify and address the challenges facing the Queenstown
Town Centre via a masterplan, which is a significant body of work for 2019. Access to the Queenstown
Town Centre is a major challenge with significant congestion on the arteted,reery low use of public
transport, inefficient parking and an ad hoc approach to passenger transport contributing to a very
constrained and dysfunctional transport netwo€d_DGs undertaking a wide programme of projects that

all form part of the Magrplan programme for the Queenstown Town Centre. This programme will bring
together the following work programmes:

Masterplan (spatial framework including public realm);
Town Centre Arterial Routes;

Public and Passenger Transport;

Parking; and

Communityand Civic Facilities.

= =4 —a A -9

A large element of these projects is to recognise that transport is about the movement of people and
freight, and theassociatedbehavioural issuesuch as mode choice. It is less about hard infrastructure and
accommaodating ever émeasing levels of vehicles, as with historic approaches. Optimising growth areas
for a variety of uses, requires more liveable residential subdivisions, working and community spaces that
are served by integrated netwotkghilstanticipating improvements technology.These are central to

the objectives of the NPSDC. It is noted that a similar project is proposed for Wanaka.

Of particular note is that the proposed arterial route improvements will play a crucial role in improving the
town centre acceswhile supporting integrated initiatives (such as the $2 bus fare) around parking reform,
public realm upgrades and public and passenger transport. Access to and from the Queenstown Town
Centre is heavily reliant on the state highway networks beingriimagy access in and out of the town.

The Transport Strategy Queenstown Town Cdras@entifieda gap around freight and delivery networks
which are crucial to business growth and development in many cases. QT town centre in particular, has
significant issues as high rental rates cause multiple delivery requirements throughout the day in the CBD,
due to minimised storage facilities. This affects congestion, travel time reliability and sometimes safety.
Similarly, the existing industrial area at Glenda Drive is bursting at the seams in terms of transport issues
and the need for additional spacesifslling onto the public roadThese are all matters that inform the
BDCA.

TheFDSrequired by December 2018) will provide a vital next step in the integration between planning for
future capacity, and the timing and sequencing of associated develoameérmther infrastructure. This
process will provide the opportunity to consider any implications of the PDP Stage 1 decisions as well as
the outcomes of the LTP process, to achieve better ongoing alignment between land use planning and
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future infrastructue plans and strategies. This includes further integration with the Ministry of Education,
Ministry of Health and the NZTA.

6.3 Other Infrastructure

Policy A2 of the NRSDQrequiresthat local authoritiesd a K+ £ £ al GAaFe (GKSyYaSt @gSa
rISljdzA NEBR (2 &dzLJLI2 NI dzNDB Fy R SThS is 2isdysSey in mdoreNdBtail inihp St &
HDCA.Key aspects of other infrastructure that are relevant to business land uses include land transport,
telecommunications andnergy.While landtransport is somewhat covered in terms of roading access,
public transport and congestion criteria in the current MCA structuiergy and telecommunications have

not been explicitly includedin terms of €lecommunicationgnd energy infrastructure supiers were

provided the opportunity to raise any capacity issues as part of Stage 1 and Stage 2 of the PDP review. No
capacity issuelsave been raised.

The QLDC acknowledge work with the NZTA (including obtaining a better understanditgtefatton

with Cromwell), the Ministry of Health and the Ministry for the Environment is ongoing, and the results of
both these assessments will assist these agencies in their future plarnisganticipated that future
iterations of both the BDCA @tdDCA will provide furth@mtegration with these agencies.

In general, theQLDC is satisfied that other infrastructure required to support urban development is likely
to be available.

6.4 MCAResults

The topranking locations for Commercial Visit@c&mmodation are Queenstown Central, Queenstown
East and Queenstown Bay (areas already with a high concentration of hotels and back packers). However,
Remarkables Park, Frankton Flats and Frarktor? f £ S O A Zaié rankigro(Ndpeidix@2 v Q 0

The topranking locations for Industrial development are Frankton Flats and Remarkables Park, this is
followed by Frankton, Wanaka Central (which includes the town centre but also Ballantyne Road and Three
Parks area) and Wanaka Norfhhe topranking locabns for retail development are Frankton Flats and
Remarkables Park. Wanaka Central and three areas in central Queenstown also rank highly against the
criteria.

Thefollowing graphs compare the desirability/suitability of areas across the districtl (bagkeir total

MCA score, in descending order) against the maximum potential vacant land capacity in those same areas.
C2NJ 0KS LJzN1JI2 &S 2F GKS&S 3INILKAI WCNIyliz2yQ Aa
Flats and Remarkables Park.

Owerall, the significant majority of plan enabled capacity provided in QLD is considered highly feasible to
develop. Some areas are more feasible than others for a particular land use, and some areas are more
feasible for one land use than they are for dnsot
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6.4.1 Commercialdsitor AccommodatioCapacity

Figure6.2 ¢ MCA Results by QLD Area and Commercial Visitor Accommodation Capacity
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The results show that the majority of vacant capacity for commerciahdsitommodation sits within the
Frankton areawhich ranks highly in terms of its location attribute®)(4A large portion of capacity is in
Wanaka Centrgwhich includes Three Parkshich is less desirable relative to some other areas where
there issome vacant capacityalthough is ranked equal with Arthurs Pointhis suggests théiotel
developers (for example) might be more likely to seek vacant capacity in Queenstown, Frankton, Warren
Park, Frankton Arm or Sunshine Bay before choosing Wanakal Gdl else being equal. Uptake of vacant

OF LI OAGe WI O1 Qa t-@rinyrospectibasedlor thiappdoSehgure &)2 y 3 S NJ

M.E note that these conclusions (and those below) do not factor in market specialisation (i.e. operators
lookingfor specific locations for reasons outside those identified in the iN&Uding priceor who have
different priorities (weightings) than those applieBlome operators may also limit their options to just the
Wakatipu Ward or just the Wanaka Wardn such cases the relative ranking of locations within these
catchments still applies.
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6.4.2 Industrial Capacity
Figure6.3 ¢ MCA Results by QLD Area and Industrial Capacity

Industrial
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The MCA analysis shows that a sigmifieanount of potential vacarihdustrial capacity is located in the

most desirable location for industrial developmeirankton. This includes the airpandFrankton Flats

B. This is followed by capacity in Wanaka Ce(drahs around Ballantyne Ri)athe second most
desirable location. This suggests a high level of certainty that this capacity will be developed (although the
rate of take up is not able to be determined from this part of the analysis and will depend on the rate of
demand growth). It also indicates that potential for redevelopment of existing sites elsewhere (other
existing industrial zones) to provide industrial capacity is unlikely given the abundance of vacant capacity
in more optimal locations (Figure3jp.

6.4.3 Retailand Commarial OfficeCapacity

The MCA analysis shows that a significant amount of potential \Retaiitor CommercialCffice capacity

is alsolocated in the most desirable locat®for retail and officedevelopmentg Franktonand Wanaka
Central This includes Frankton FlateandB, Remarkables Parkrankton Local Shopping Centre, Wanaka
Town Centre and Three Parkeghis suggests a high level of certainty that this capacity will be developed
(although the rate of takep will be driven by deand).

The next largest area of vacant capacitinidacks Point (the two village precincte 12" equalmost

desirable location.All else being equal, demand is likely to focusemmaining capacity i@Queenstown

Central, then Queenstown Bay and then Warren Park (all areas than span Plan Change 50) in advance of
Jacks Poir(fFigure &4). But even development dietail andCommercialOfficespace irthe Plan Change

50 areamight be delayed while growthk focussed on Frankton and Three Parks in the first instance.
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Figure6.4 ¢ MCA Results by QLD Area and Retail and Commercial Office Capacity

Retail / Commercial Office

35.0

~

300 o

o~

®

<

250 3

~ ¥

o <
(=]

~ T

N 200 2

= =

8 ®

< 150 2

&

= T

100 3

a

=

&

5.0 Q

©

>

1 Max Vacant Retail Capacity 2017 (ha) mmmmm Max Vacant Office Capacity 2017 (ha) e==#==Retail Max Score emgmmRetail Scores

Page |135



7 Sufficiencyf Capacity

In this section the results of the mhand and capacity assessments are brought together

to provide a quantitative comparison between them to determine the sufficiency of
capacity provided for in th@LD urbarbusiness zonesThe NPEDCPolicy Al requires

f 201t | dzil K2 N atary ane tin® th&¢/is sudficient defetopmenit capécity
That means that the land is zoned and feasible for the next 10 years and has been identified
in the various plans and strategic documents over the next 30 years.

In this section results are presedta two forms. Firsplan enabledcapacity(which is all considered to
be feasible)s set against demand estimates in the short, medium andté&ngto present a picture of
sufficiency. Second, demand estimates have been increaseténgifi® of 20% in the short and medium
terms and by 15% in the loitgrm to meet the requirements ofdiicy C1, which states;

@To factor in the proportion of feasible development capacity that may not be developed, in addition
to the requirement to ensure sufficiéaasible development capacity as outlined in polidy|Béal
authorities shall also provide an additional margin of feasible development capacity over and above
projected demand of at least;

T 20% in the short and medium terms, and
1 15% in the long terrd.

When interpreting the results reported below, it is important to remember that there is considerable
overlap in enabled land use in some business zones throughout theaimidieanment (refer sectioB.3).

This means that the capacity figures are necédgsaportedas maximums.They are not additive and
utilisation of capacity for one use will reduce the available capacity for other uses.

7.1 Wakatipu WardResultdy Space Type

Table 7.1 compares cumulative demand for busitessanticipated withinthe I { I G A LJdz 2 | NRQa
business enabled zones with maximum potential vacant land capacity. Detail is provided at the land use
leveland for theQLDMRecommendedtbasedgrowth projection The analysis shows that tRestrict Plan
provisions applied in this assessmprivide sufficienplan enabled and feasibt&apacity for alRetai
Commerciabnd Industriauises in the short, medium and leteym, includingwhen a margin over and

above estimated demand is included

The exception to that is demand for Outdag€ommercidP. The analysis shovirssufficient capacity for
Outdoor- Commerciain the shortmediumand longterm. However, no urban business zones were coded
to Outdoor - Commercialland use based on interetation of permitted, controlled and restricted
discretionary activities set out in the plaith this analysis As such, no vacant land parcels have been

69 For this first BDCA, QLDC have adopted the margins recommended in the NPS guidance. This will be reviewed in future updates.
70Qutdoor Commercial comprises a large share of the footprint of mining and quarry businesses, a moderate share of the footprin
of agricultural service activities and a small share of the footprint of public safety/defence activities,
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assigned potential faDutdoor- Commercialand use, hence a shortfall in all time period$fieshortfall is
K26SOSN) ySAt AIA06fS YR aK2dzZ R 0SS 3IABSYy fAGGES 6§

Table7.1 ¢ Wakatipu WardPlan Enabled Business Land Cap8&citficiency by Land Use (Ha)

Cumulative Land Demand (Ha) Total Vacan Sufficiency
_— Medium Business Medium
Category Land Use / Building Type Short Term Term (2016- Long Term Zone Land Short Term Term (2016- Long Term
(2016-2019) 2026) (2016-2046) 2017 (ha) * (2016-2019) ) (2016-2046)
Without Margin
Office---Commercial 0.3 0.7 1.2 43.7| Sufficient Sufficient Sufficient
Office---Retail 0.1 0.2 0.4 43.7| sufficient Sufficient Sufficient
Accommodation 3.8 8.5 16.0 99.3| Sufficient Sufficient Sufficient
Commercial |Yard---Commercial 1.2 2.9 6.1 90.1| Sufficient Sufficient Sufficient
Other Built---Commercial 1.1 2.8 5.8 99.4| sufficient Sufficient Sufficient
Education 0.3 0.7 1.3 67.4| Sufficient Sufficient Sufficient
Qutdoor---Commercial 0.0 0.0 0.1} - Insufficient  Insufficient  Insufficient
Warehouse 2.6 6.6 13.4 43.6| Sufficient Sufficient Sufficient
Industrial Factory 1.6 3.8 6.9 36.5| Sufficient Sufficient Sufficient
Yard---Industrial 15 3.9 8.2 30.1| Sufficient Sufficient Sufficient
Other Built---Industrial 0.5 1.5 3.5 16.4| Sufficient Sufficient Sufficient
Retail Shops---Commercial 0.8 2.0 4.0 43.5| Sufficient Sufficient Sufficient
Shops---Food and Beverage 1.6 3.6 6.8 40.6| Sufficient Sufficient Sufficient
Total 15.5 37.3 73.7
With Margin
Office---Commercial 0.3 0.8 1.5 43.7| Sufficient Sufficient Sufficient
Office---Retail 0.1 0.2 0.4 43.7| Sufficient Sufficient Sufficient
Accommodation 4.6 10.2 18.9 99.3| sufficient Sufficient Sufficient
Commercial  |Yard---Commercial 1.4 35 7.2 90.1| Sufficient Sufficient Sufficient
Other Built---Commercial 1.3 3.4 6.8 99.4| Sufficient Sufficient Sufficient
Education 0.4 0.8 1.5 67.4| Sufficient Sufficient Sufficient
QOutdoor---Commercial 0.0 0.0 0.1 - Insufficient  Insufficient  Insufficient
Warehouse 3.2 8.0 15.8 43.6| Sufficient Sufficient Sufficient
Industrial Factory 1.9 4.5 8.1 36.5| Sufficient Sufficient Sufficient
Yard---Industrial 1.8 4.7 9.7| 30.1| sufficient Sufficient Sufficient
Other Built---Industrial 0.7 1.8 4.0 16.4| Sufficient Sufficient Sufficient
Retail Shops---Commercial 1.0 24 4.6 43.5| Sufficient Sufficient Sufficient
Shops---Food and Beverag¢ 2.0 4.4 8.0 40.6| Sufficient Sufficient Sufficient
Total 18.7 44.7 86.6

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queenstown
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take precedent.

Table 7.2 compares cumulative demand for busiflessspace: Y G A OA LI G SR A GKAY (K
urban business enabled zonassuming vacant land is developed tonitaximum potential capacity.
Cumulative floorspace demand datais providedfor different building typologes using the QLDC
Recommendedbasedemploymentgrowth projection. The analysis shows that Bistrict Plarprovides
sufficientfloorspacecapacity for albusinessuses in the short, medium and leteym, including with a

margin on derand The same exception applies with regard to OutdpGommercial.
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Table7.2 ¢ Wakatipu WardPlan EnableBusiness Floorspace Sufficiency by Typology (GFA)

Category

Land Use / Building Type

Cumulative GFA Demand (sgm)

Short Term
(2016-2019)

Medium
Term (2016-
2026)

Long Term
(2016-2046)

Total Vacani
Business
Zone GFA

2017 (sgm) *

Short Term
(2016-2019)

Sufficiency

Medium

Term (2016-

2026)

Long Term
(2016-2046)

Total

76,500

182,500

359,400

Without Margin
Office---Commercial 2,000 4,600 8,300 558,200| Sufficient Sufficient Sufficient
Office---Retail 400 1,000 2,200 244,400| Sufficient Sufficient Sufficient
Accommodation 19,200 42,700 80,100 1,238,000 Sufficient Sufficient Sufficient
Commercial |Yard---Commercial 5,100 12,800 27,100 406,800 Sufficient Sufficient Sufficient
Other Built---Commercial 5,600 14,000 29,000 1,139,800 sufficient Sufficient Sufficient
Education 1,100 2,600 4,700 893,700| Sufficient Sufficient Sufficient
Outdoor---Commercial 100 200 400 - Insufficient  Insufficient  Insufficient
Warehouse 12,500 31,600 64,100 253,800| sufficient Sufficient Sufficient
Industrial Factory 8,500 19,600 35,800 202,000| sufficient Sufficient Sufficient
Yard---Industrial 5,800 15,000 31,300 154,300 Sufficient Sufficient Sufficient
Other Built---Industrial 2,700 7,400 17,300 122,800 sufficient Sufficient Sufficient
Retail Shops---Commercial 4,500 10,900 21,400 241,700| Sufficient Sufficient Sufficient
Shops---Food and Beverage 9,000 20,100 37,700 221,500| Sufficient Sufficient Sufficient

With Margin
Office---Commercial 2,400 5,500 9,800 558,200| Sufficient Sufficient Sufficient
Office---Retail 500 1,200 2,600 244,400 Sufficient Sufficient Sufficient
Accommodation 23,000 51,200 94,200 1,238,000( Sufficient Sufficient Sufficient
Commercial |Yard---Commercial 6,100 15,300 31,700 406,800 Sufficient Sufficient Sufficient
Other Built---Commercial 6,700 16,800 34,100 1,139,800 Sufficient Sufficient Sufficient
Education 1,300 3,100 5,500 893,700| Sufficient Sufficient Sufficient
Qutdoor---Commercial 100 200 400 - Insufficient  Insufficient  Insufficient
Warehouse 15,000 37,900 75,300 253,800| Sufficient Sufficient Sufficient
Industrial Factory 10,200 23,500 42,100 202,000| sufficient Sufficient Sufficient
Yard---Industrial 7,000 18,000 36,700 154,300 sufficient Sufficient Sufficient
Other Built---Industrial 3,200 8,800 20,200 122,800 Sufficient Sufficient Sufficient
Retail Shops---Commercial 5,400 13,100 25,200 241,700| Sufficient Sufficient Sufficient
Shops---Food and Beverage 10,800 24,100 44,300 221,500| Sufficient Sufficient Sufficient
Total 91,800 219,100 422,600

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.

Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queenstown and Arrowtown \
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take precedent.

7.2 WanakaWardResultdy Space Type

Table 7.3 compares cumulative demand for busitessl Yy § A OA LI 6§ SR SAGKAY

business enabled zones with maximum potential vacant land capacity. Detail is provided at the land use
level and for th@QLD@Recommendethasedemploymentgrowth projection. The analysis shows that the

District Plarprovides sufficient capacity for all for lallsinesdand uses in the short, medium and leng
term, including with a margin on demand.

The exception to that is demand for Outdg@@ommercial As discussed above, no urban business zones
were coded to this land use based on interpretation of permitted, controlled and restricted discretionary

activities set out in the plan. As such, no vacant land parcels have been assigned poténitdbfor-

Commercialand use, hence a shortfall in all time periods. The shortfall is however negligible and should

S IAGSY tAGGES 68SAIKGE AY ad9Qi OArSs0o

Even if the Retail and Commercial capacity of the Deferred Commercial Core precinct in Three Parks was
not available until the long term, the modelling indicates sufficient capacity to cater for short and medium

term demand growth.
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Table7.3 ¢ Wanaka WardPlan EnableBusiness Lan@apacitysufficiency by Land &/¢Ha)

Cumulative Land Demand (Ha) Sufficiency

Total Vacani
Medium Business Medium

Category Land Use / Building Type Short Term Long Term Short Term Long Term

Term (2016-
2026)

Zone Land Term (2016-

(2016-2019) 2017 (hay = (2162019 o0

(2016-2046) (2016-2046)

Without Margin
Office---Commercial 0.1 0.2 0.3 37.7| sufficient Sufficient Sufficient
Office---Retall 0.0 0.1 0.1 30.3| Sufficient Sufficient Sufficient
Accommodation 1.3 3.0 4.8 34.7| sufficient Sufficient Sufficient
Commercial |Yard---Commercial 0.5 1.2 2.5 30.4| Sufficient Sufficient Sufficient
Other Built---Commercial 0.3 0.9 1.8 28.6| sufficient Sufficient Sufficient
Education 0.1 0.2 0.4 16.0| sufficient Sufficient Sufficient
QOutdoor---Commercial 0.0 0.0 0.0 - Insufficient  Insufficient  Insufficient
Warehouse 0.6 1.6 3.4 37.8| sufficient Sufficient Sufficient
Industrial Factory 0.3 0.9 1.8 29.9| sufficient Sufficient Sufficient
Yard---Industrial 0.4 1.0 2.2 30.4| sufficient Sufficient Sufficient
Other Built---Industrial 0.1 0.4 0.9 22.9| sufficient Sufficient Sufficient
Retail Shops---Commercial 0.3 0.8 1.6 28.0| sufficient Sufficient Sufficient
Shops---Food and Beverag¢ 0.6 1.3 2.1 35.2| Sufficient Sufficient Sufficient
Total 4.6 11.5 22.0
With Margin
Office---Commercial 0.1 0.2 0.4 37.7| Sufficient Sufficient Sufficient
Office---Retail 0.1 0.4 1.2 30.3| sufficient Sufficient Sufficient
Accommodation 1.6 3.6 5.7 34.7| Sufficient Sufficient Sufficient
Commercial |Yard---Commercial 0.6 15 3.0 30.4| sufficient Sufficient Sufficient
Other Built---Commercial 0.4 1.0 2.1 28.6| sufficient Sufficient Sufficient
Education 0.1 0.3 0.5 16.0( sufficient Sufficient Sufficient
Outdoor---Commercial 0.0 0.0 0.0 - Insufficient  Insufficient  Insufficient
Warehouse 0.7 2.0 4.0 37.8| sufficient Sufficient Sufficient
Industrial Factory 0.4 1.1 2.1 29.9| sufficient Sufficient Sufficient
Yard---Industrial 0.4 1.2 2.5 30.4| Sufficient Sufficient Sufficient
Other Built---Industrial 0.1 0.4 1.1 22.9| sufficient Sufficient Sufficient
Retail Shops---Commercial 0.4 1.0 19 28.0| sufficient Sufficient Sufficient
Shops---Food and Beverage 0.7 1.5 2.4 35.2| Sufficient Sufficient Sufficient
Total 5.7 14.1 26.9

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only.
* Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take precedent.

Table 7.4 shows the same results when examined in terms of floorspace demand and maximum potential
enabla capacity by building typology. In terms of the Outdp@ommercial shortfall, this is limited to the
longterm only due to the rounding oésults.
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Table7.4 ¢ Wanaka WardPlan EnableBusiness Floorspace Sufficiency by Typology (GFA)

Cumulative GFA Demand (sgm) Sufficiency

Total Vacani
Medium Business Medium

Category Land Use / Building Type Short Term Long Term Short Term Long Term

Term (2016-
2026)

Zone GFA Term (2016-

(2016-2019) 2017 (sqmy * (20162019 o0

(2016-2046) (2016-2046)

Without Margin
Office---Commercial 500 1,200 2,200 402,100| sufficient Sufficient Sufficient
Office---Retail 100 300 700 95,200| Sufficient Sufficient Sufficient
Accommodation 6,500 14,800 24,100 364,900 Sufficient Sufficient Sufficient
Commercial |Yard---Commercial 2,200 5,500 11,300 115,800 Sufficient Sufficient Sufficient
Other Built---Commercial 1,700 4,300 8,900 273,900 sufficient Sufficient Sufficient
Education 300 700 1,300 196,100 Sufficient Sufficient Sufficient
QOutdoor---Commercial - - 100 - Sufficient Sufficient Insufficient
Warehouse 3,000 7,900 16,400 147,600| Sufficient Sufficient Sufficient
Industrial Factory 1,700 4,600 9,400 112,200 Sufficient Sufficient Sufficient
Yard---Industrial 1,300 3,700 8,200 115,800( Sufficient Sufficient Sufficient
Other Built---Industrial 600 1,800 4,600 93,300| Sufficient Sufficient Sufficient
Retail Shops---Commercial 1,800 4,500 8,700 95,200| Sufficient Sufficient Sufficient
Shops---Food and Beverag¢ 3,100 7,000 11,400 107,600 sufficient Sufficient Sufficient
Total 22,800 56,300 107,300
With Margin
Office---Commercial 600 1,400 2,600 402,100| Sufficient Sufficient Sufficient
Office---Retalil d 100" 300" 700 95,200| sufficient  Sufficient  Sufficient
Accommodation 7,800 17,800 28,500 364,900| Sufficient Sufficient Sufficient
Commercial |Yard---Commercial 2,600 6,600 13,300 115,800| sufficient Sufficient Sufficient
Other Built---Commercial 2,000 5,100 10,400 273,900| Sufficient Sufficient Sufficient
Education 400 900 1,600 196,100 sufficient Sufficient Sufficient
Outdoor---Commercial - - 100 - Sufficient Sufficient Insufficient
Warehouse 3,600 9,500 19,300 147,600 Sufficient Sufficient Sufficient
Industrial Factory 2,000 5,500 11,000 112,200 Sufficient Sufficient Sufficient
Yard---Industrial 1,600 4,500 9,700 115,800 sufficient Sufficient Sufficient
Other Built---Industrial 700 2,100 5,300 93,300| Sufficient Sufficient Sufficient
Retail Shops---Commercial 2,200 5,400 10,200 95,200| Sufficient Sufficient Sufficient
Shops---Food and Beverage 3,700 8,400 13,500 107,600{ Sufficient Sufficient Sufficient
Total 27,400 67,600 126,300

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to nearest 100.
Projected demand and current capacity within core business enabled zones in defined urban environment only.
* Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take precedent.

7.3 Total QLD Urban Business Zone Results

The following sections aggregate results according to Commerciatriaidargl Retail categories. Wanaka
and Wakatipu Ward results are shown digeside as well as the total across all urban business enabled
zones. Each category is examined individually, without antheithargin on demand. Results are for the
Recommeded growth projection unless specified.

7.3.1 Commercial Sufficiency

Table 7.5 compares cumulative demand for commercial budsreganticipated within urban business
enabled zones with maximum potential vacant commercial land capacity. The analysis shtves tha
District Plarprovides sufficient capacity for abmmercial landisesin the short, medium and lorgrm,
including with a margin otop of demand. Whilst acknowledging that a portion of this capacity could
alternatively be utilised fdRetailor Industrial activities, the surpluses are significant.
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Table7.5 ¢ CommerciaPlan EnableBusiness Lan@apacitySufficiency by Ward (Ha)

Cumulative Land Demand (Ha) Total Vacani Sufficiency

Medium Business Medium

Short Term Long Term Short Term Term (2016- Long Term

Term (2016- (2016-2046) Zone Land

(2016-2019) " oo S ) (2016-2046)

(2016-2019) " oo

Without Margin
Wakatipu
Wanaka
Total
With Margin
Wakatipu
Wanaka

Sufficient Sufficient Sufficient
Sufficient Sufficient Sufficient

21.4 41.0 241.9

8.1 19.0 36.3 169.9
. 6.7 11.8 72.0

25.6 48.2 241.9

Sufficient Sufficient Sufficient
Sufficient

Sufficient Sufficient

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queensto
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced

In terms of commercidloorspacedemand and capacity, the sarsefficiency is evident (and significant)
over all time periodéTable7.6).

Table7.6 ¢ CommerciaPlan EnableBusiness FloorspaGapacitySufficiency by Ward (GFA)

Cumulative GFA Demand (sqm) Total Vacani Sufficiency

Medium Business Medium
Long Term

(2016-2046)

Short Term Long Term 7 GEA Short Term Term (2016-

Term (2016-
(2016-2019) ", 0" (2016-2046) oy o, (2016-2019) o

Without Margin
Wakatipu 33,500 77,900 Sufficient Sufficient Sufficient
Wanaka 11,300 26,800 Sufficient Sufficient Sufficient

Total

44,800 104,700 200,400 2,518,100
With Margin
Wakatipu

Wanaka 13,600 32,200 57,300 656,800
Total 53,800 125,700 235,800 2,518,100
Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to

Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queensto
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced

Sufficient Sufficient Sufficient
Sufficient Sufficient

Sufficient

7.3.2 Industrial Sufficiency

Table 7.7 comgres cumulative demand for industrial busin&sw anticipated within urban business
enabled zones withacantindustrialland developed to itsiaximum potential capacity. The analysis shows
that the District Plarmprovides sufficient capacity for adtustrialland uses in the short, medium and leng
term, including with a margion top ofdemand. It is important toacknowledg that

1. this demand and capacity includes demand associated with the Queenstown Airport in the
Wakatipu Wardand

2. that a portbn of industrialcapacity could alternatively be utilised ffommercial oRetail
activities more so in the Wakatipu Ward due to flexibility in some Frankton Flats B precincts,

but in both wards due to the flexibility provided in the BMU zfmrdight ndustrialservice
activities(noting thatwarehousing andtorage and lockip facilities (including vehicle storage
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are considered to be a Restricted Discretionary Activity in this. 2dfgle Frankton is a
desirable place for industrial developmédtieto good access to key transport routes and
large flat sites)it is also desirable (highly feasible) as a retail or commercial development area
(due to its proximity to the market, profile, parking and public transport access (among other
attributes - full detail is provided in the MCA discussidtgnce the potential for industrial
capacity is likely to be overstated due to a large amount of this capacity being located in prime
locations for commercial/retail use.

The implications of these two factors aigecussed further below (alternate scenario results).

Table7.7 ¢ IndustrialPlan EnableBusiness LanQapacitySufficiency by Ward (Ha)

Cumulative Land Demand (Ha) Sufficiency

Total Vacant
Medium Business Medium

Short Term Long Term Short Term Long Term

Zone Land Term (2016-

Term (2016-
2017 (ha) * (2016-2019) 2026)

(2016-2019) "7, o0 (2016-2046) (2016-2046)

Without Margin
Wakatipu
Wanaka
Total
With Margin
Wakatipu
Wanaka

Sufficient Sufficient Sufficient
Sufficient

Sufficient

Sufficient

Sufficient Sufficient Sufficient
Sufficient

Sufficient Sufficient

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queensto
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced

In terms of industridloorspacademand and capacity, the same sufficiency is evident over all time periods,
but the same caveats also applable7.8).

Table7.8 ¢ IndustrialPlan EnableBusiness FloorspaGapacitySufficiency by WarGFA)

Cumulative GFA Demand (sqm) Sufficiency

Total Vacant
Medium Business Medium

Short Term Long Term Short Term Long Term

Zone GFA Term (2016-

Term (2016-
2017 (sgm) * (2016-2019) 2026)

s (2016-2046)

(2016-2019) (2016-2046)

Without Margin
Wakatipu 73,600 148,500 Sufficient Sufficient Sufficient

Wanaka 18,000 38,600 Sufficient Sufficient Sufficient
Total 36,100 91,600 187,100 401,400

With Margin
Wanaka 7,900 21,600 45,300 147,600

Total 43,300 110,000 219,900 401,400

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to

Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queensto
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced

Sufficient Sufficient Sufficient
Sufficient

Sufficient Sufficient
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7.3.3 Retail Sufficiency

Table 7.9 compares cumulative demand for retail busiaeskanticipated within urban business enabled
zones withvacantretail land developd to its maximum potential capacity. The analysis shows that the
District Planprovides sufficient capacity for atetail land uses in the short, medium and letegm,
including with a margin awp ofdemand. The surpluses are significant, particularly in the Wanaka Ward
due largely to the yet to be developed Three Parks @rga.incldes an area that is located in the Deferred
Commercial Core that provides for an area that can be rezoned for commercial development in the future,
once the rest of the Three Parks Special Zone has been largely developed.

The same concerns raised forusttial sufficiency are less applicable here. Retail land use offers higher
returns on development and so will often take precedent over industrial and commercial landthse
ground floor. As such, there is less chance that this capacity would beaddy competing land uses.

Table7.9 ¢ RetailPlan EnableBusiness Lan@apacitySufficiency by Ward (Ha)

Cumulative Land Demand (Ha) Sufficiency

Total Vacani

Short Term Medium Long Term BusIness Short Term Medium Long Term

Zone Land Term (2016-

Term (2016-
(2016-2019) 2026)

So0) (2016-2046)

(2016-2019) (2016-2046)

2017 (ha) *

Without Margin
Wakatipu
Wanaka . . . Sufficient
Total

With Margin
Wakatipu
Wanaka

Sufficient Sufficient Sufficient

Sufficient Sufficient

Sufficient Sufficient Sufficient
Sufficient

Sufficient Sufficient

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queenstoy

and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced

In terms of retaifloorspacedemand and capacity, the same sufficiency is evident over all time periods and
the same level of certainty ingkeresults appliesTable7.10).

Table7.10 - RetailPlan EnableBusiness Floorspa@apady Sufficiency by Ward (GFA)

Cumulative GFA Demand (sgm) Sufficiency

Total Vacani
Medium Business Medium

Short Term Long Term Short Term Long Term

Term (2016-
2026)

Zone GFA Term (2016-

(2016-2046) ' roys (2016:2019) oo

(2016-2019) (2016-2046)

Without Margin

Wakatipu 13,500 31,000
Wanaka 4,900 11,500
Total 18,400 42,500 79,200 349,300
With Margin

Sufficient Sufficient Sufficient

Sufficient Sufficient Sufficient

Wakatipu 16,200 37,200 69,500 241,700| Sufficient Sufficient Sufficient
Wanaka 5,900 13,800 23,700 107,600| Sufficient Sufficient Sufficient
Total 22,100 51,000 93,200 349,300

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E. Figures rounded to
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queenstoy
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced
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7.3.4 Alternative ScenariQNo Overlap

2F RS OS

Ly &aSOGA2y pondn Iy FEGSNYIFGS aaoOSyl NR2¢E
maximising investment returns in parts of the distrivas discussed and the retid) vacant capacity by
zone and ward reported. Trefgle alternate scenari@moves the overlap of capacity in those zones
where flexibility is enabled between Retail, Commercial and/or Industrial activity. The scémdicatise
onlyandbased ora series of allocation rulesitlinedin Appendix 4.

This section of the report utilises that alternate capacity scenario and compares it with demand to provide
a more tangible perspective on sufficiency.

Table 7.11 first provides the original demamdi capacity results (already discussed above) foRtHaC
RecommendetbasedA NR g 1 K LINRP2SOlA2y X o6dzi Ay | O2YO6AYSR F2
It shows that theDistrict Plarprovides sufficient capacity for all categories and timeogsrialbeit that

certainty of those outcomes is hindered by overlaps in vacant land capacity.

Table7.11 ¢ Plan EnableBusiness Land Sufficiency by Category and Ward (Mig) Margin

Category by Ward

Commercial
Wakatipu
Wanaka

TOTAL

Wakatipu
Wanaka

TOTAL
Industrial

Short Term
(2016-2019)

2.8

11

Cumulative Land Demand (Ha)

Medium
Term (2016-

2026)

6.7

25

Long Term
(2016-2046)

Business
Zone Land
2017 (ha) *

72.0

35.2

Total Vacani

Short Term
(2016-2019)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Sufficiency

Medium

Term (2016-

2026)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Long Term
(2016-2046)

Sufficient

Sufficient
Sufficient

Sufficient

Sufficient
Sufficient

Wakatipu . Sufficient Sufficient Sufficient
Wanaka 1.7 4.6 9. 37.8| sufficient Sufficient Sufficient
TOTAL 9.3 23.6 47.4 81.3| Sufficient Sufficient Sufficient

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queenstoy
and Arrowtown Wards. * Maximum capacity assuming no uptake by other enabled land uses. Will overstate capacity where other land uses take preced

Table 7.12 replaces the original vacant capacity with the alternate scenario (section 5.4.4). This shows that
capacity is reduced whdand useoverlaps are removed by the allocation assumptions applied across
flexible zones.

The reductions in vacant cagpiy are most strongly felt in the Industrial category, and especially in the
Wakatipu Ward where zone flexibility is greateatal \acant industrial capacity reduces fr@h.3 ha
(maximum potential) to ju€6.9ha across the urban environmen0f3 ofthe maximum). In the Wakatipu
Ward, vacant industrial capacity reduces fré&6 ha (maximum potential) to juf8.1 ha 64% of the
ward maximum). In the Wanaka Ward, it drops from 37.8 ha to 28.8 ha (76% of the ward maximum).

Commercial vacant capacitrops from 24D ha (maximum potential) to 19tha across the urban
environment (81% of the maximum). This is largely due to excluding retail capacity on the ground floor
where applicable. The decrease in Wanaka is more significagiicing from72.0 ha to42.9 ha (8% of
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the ward maximum)ln Wakatipu, the nature of the overlaps means that the reduction is more moderate
(89% of the potential ward maximum).

As discussed previously, Retail has been given precedence, so reduceg theHeasternate scenarios
(93%of maximum potential overall, and 99% of maximum potential in the Wanaka Ward).

Based on these alternate capacities, Table 7.12 still shows thBigtret Plarprovides sufficientetail
and commercialand capacity ithe short, medium and lontgrm, and insufficientindustrial capacityn
the longterm. Industrial capacity ikely to have been exhausted between the medium and-teryg
period, i.e. around 2036)This trigges a planning response under the NBBCand will need to be
addressed as part of tHeDS

Table7.12 ¢ Plan EnableB8usiness Land Sufficiency by CategoryqAdgrnate Scenario

Category by Ward

Commercial
Wakatipu
Wanaka

TOTAL

Wakatipu
Wanaka

TOTAL
Industrial

Short Term
(2016-2019)

2.8

11

Cumulative Land Demand (Ha)

Medium
Term (2016-

2026)

6.7

25

Long Term
(2016-2046)

Business
Zone Land
2017 (ha) *

42.9

34.9

Total Vacant

Short Term
(2016-2019)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Sufficiency

Medium

Term (2016-

2026)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Long Term
(2016-2046)

Sufficient

Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Wakatipu . Sufficient Sufficient Insufficient
Wanaka 1.7 4.6 9. 28.8| Sufficient Sufficient Sufficient
TOTAL 9.3 23.6 47 .4 56.9( Sufficient Sufficient Sufficient

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queenstoy
and Arrowtown Wards. * Overlap in capacity has been removed, refer to the scenario assumptions in appendices.

M.E has tested these results under a higher growth projecioh ¥ / 2 dzy OAf Qa wSO2YY
outlook. Under theHigheconomic growttprojection of this scenario, thergould alsobe a shortfall of
industrial capacity in the Wakatipu Ward between the medium andteyng(demand of 51.5 ha including

a marginin 2046 compared ta28.1 ha of industrial capacityput the capacity would be exhausted much

closer to the mediunterm.

Across the total districthere would also bsufficientindustrial capacityn the short and mediurterm

but insufficient capacity in thengterm under the High growth scenario. In the long tetime,surplus in

the Wanaka Wardould not offset the shortfall in the Wakatipu Ward during that periddre is however

needed when considering the district level outcoraed the ability of demnd in one ward to be serviced

by capacity in the other ward in any time peri@LD differs tonanyother high growth areas because the
Queenstown and Wanakarban areas are geographically separate apdrate in distinct industrial
catchments because diie distance and topography between the twaintowns. Heavy vehicles are

unable to use the Crown Range Road and need to access Wanaka via Cromwell, which is an approximately
75 minute car driveln this regard, Cromwell is likely to be more feaddatation for industrial activities

that need to service both QLD wasdsl may become more relevant if a shortage occurs at this timeframe
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For this reason, the district level outcomes should not be relied upon and are reported for completeness

only. Itisimportantin QLthat sufficient industrial land is provided in both areas.

Excluding Airport Demand and Capacity in the Alternate Scenario

Section 4 discussed briefly the share of demand associatedthvlAir Transport Services sector in the

Wakaipu Ward that would be likely to seek capacity inGheenstownAirport Mixed Use Zore Given

that the Queenstown Airport is an economically significant and critical piece of infrastructure in the district,

and the nature of airport expansion is compéad has unique constraints not faced by other sedibis,

considers itelevant toalso tessufficiency results with Queenstown Airport demand and capacity excluded

from the alternate scenario

Table 713 excludes the vacant industrial capacity idexdiin theQueenstownAirport Mixed Usezone.
This reduces the vacant industrial capacity in the Wakatipu Ward tb/jssha, and 46.Ba in the urban

environment overall. It also excludes demand from the Air Transport Services sector in the Waldtipu W
which was predominantly attributed to industrial land uses but also a very small portion of commercial land

useg?

Table7.13 ¢ Plan EnableBusiness Land Sufficiency by CategoryqAtdgrnate ExclAirport

Cumulative Land Demand (Ha)

Category by Ward

Short Term

(2016-2019)

Commercial
Wakatipu
Wanaka

TOTAL

Wakatipu
Wanaka
TOTAL
Industrial
Wakatipu
Wanaka
TOTAL

2.8

11

1.7
8.1

Medium
erm (2016-

2026)

6.7

2.5

4.6
21.3

Long Term
(2016-2046)

Business
Zone Land
2017 (ha) *

42.9

34.9

28.8
46.3

Total Vacani

Short Term
(2016-2019)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Sufficiency

Medium

Term (2016-

2026)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Long Term
(2016-2046)

Sufficient
Sufficient
Sufficient

Sufficient
Sufficient
Sufficient

Insufficient
Sufficient
Sufficient

Source: QLD EFM 2018 (Rationale Recommended Population and Tourism, Medium Other), M.E
Projected demand and current capacity within core business enabled zones in defined urban environment only. Wakatipu Ward includes both Queensto

and Arrowtown Wards. * Overlap in capacity has been removed, refer to the scenario assumptions in appendices. Queenstown Airport demand & capac

When the airport activity is excluded, the results in Table 7.13 show that the District Plan does not provide

sufficient capacity for growth in industrial land use in the Wakatipu Ward in théelong The shortfall

occurgustafter2026 {nthe medium to longterm period, around 2027 By 2026, the surplus is estimated

Atthetimeofwidi A y3 (KA A&

.5/ 1 Z

that this landbecomes available for airport use.
72The differences in Wakatipu Commercial demand are negligible.

Page |146

iKS FdzidNBE 27F
subject to further appeals) and has been treated as commercial capacity as zoned in the Operative District Plan. Treeiglternat

iKS

fLYyR 1y26y




at just 0.85 ha and by 2046 the shortfall would be a signifidéb ha(with a margin ortop of demand
included).

Under theHigh economic growth projection of this scerm@rthere would be a shortfall of industrial
capacity in the Wakatipu Ward between the short and medemm (demand of 20.8 ha including a margin
compared to 17.5 ha of industrial capacity in 2026). Acrosgrban environmentsufficient industrial
capacity is provided in the short and medium term, but in the medium to-termy there would be a
shortfall of capacitydemand of 59.5 ha including a margin compared to 46.3 ha of industrial capacity in
2046).

These results are relevant to consider far #DS, as council will need to consider the likelihood of either

or both of these scenarios occurring, and whether a planning response should be initiated in accordance
with the NPSJDC requirements. The realisation of industrial activity can have sighléad in times
requiring zoning to be in place same time before development is realised on the ground.

7.4 Discussion

The upshot of this analysisf sufficiency is thathe District Plarprovides a significant surplus of capacity

for projected growth imemand footh retail and commerciaectors for the next 30 yearBhere isalso
reasonably strong alignment between results of the MCA framework and plan enabled capacity, indicating
that Council has zoned land that is appropriately located and istlikedeet developer requiremengse.

is feasible to develop)

The Wanaka Ward is also well served with industrial capacity for the foreseeable future, thanks to new
zones created in the Ballantyne Road anmeeludingthe presence of the Industrial Breo Thisbjective

of this zone is to provide a mix of business, industrial, service and trade related activities and avoid
residential, office (no@ncillary) and most retails uses.

Conservatively, the Wakatipu Warould have?8.1 ha of vacant indusil capacity (based on the alternate
scenario discussed above). This is out of a potential maximum capat3t§ lo& if none is taken up by
retail or commercial activity (which seems unlikely). This cap&éty l{a) does however include
significant vacant capacity in tRieenstowrAirport Mixed Use zoneExcluding thatthe remaining 17.5
ha (amoreconservative estimate) is all thatleft to cater for industrial land demaimdthe Wakatipu Ward
(excluding AiTransport Services).

This is located entirely within Frankton Flats B Precincts D (10.68 estimated developable ha) and E1 (6.81
Sa0AYIGSR RSOSt 2L 0t S KHiswill Hope saffitientbayorid Lo2aXINg/Meditin 4 O S
term) accordingo the/ 2 dzy Rekdm@eénded growth projectigeee monitoring and recommendations
sections below).

7.5 Market and Price Efficiency Indicators

NPSUDCPolicies B2c and B3e require local authorities to include information from market and price
efficiency indtators in theiBDCA (and HDCAhis sectiomliscussstheselocalindicators and how they
can be interpreted alongside thesults of the demand and capacity modelling
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7.5.1 Market Indicators

Under the National Policy Statement|iByB6, Councils aneequired tomonitor a range of indicators on
a quarterly basis, including:

1. Prices and Rents for business land by location and type. Changes in these prices and rents over
time are to be monitored.

2. Number of resource consents and building consents grdotegrban development relative
to the growth in population

The first such report prepared by QLDC is for the June 2017 quarter and establishes baselines from which
future trends will be benchmarked. QLDC have also prepared a September 2017 reporttinf tdie

writing, both these quarterly reports are in draft state, so the figures contained within may change. The
figures are replicated here under that caveat.

Within this report, a summary of both the June 2017 and September 2017 data is providedetm b
Ff2y33ARS OFLI OAGEeT INRGUK YR adzZFFAOASYyOe o / 2d
time, in some detail. That work is not repeated here, so if more detail is needed the reader is directed back
to the Monitoring reports. Ithis report key Business Indicators are summarised and conclusions drawn
from them assessed.

Commercial Building Consents

Currently QLDC are not recording prices and rents for business land or space by location. They are
monitoring commercial building consents and aligning that with employment growth. Commercial building
consents are recorded in terms of number (in total reir value).

The Draft June 2017 report recorded a strong increase in consents issued over the previous year. By June
2017 the numbers were running at 40% ahead of both 2015 and 2016. In addition, the total value of these
consents was over 100% hgghithan 2016. Average value of consents was up from $637,500 to over
$917,800.

By September the numbers had flattened out a little, with the number of consents being 19% ahead of
September 2016, total values being 22% ahead and average value per ceirgeonly3% higher than in
September 2016. This implies that the growth rates in therlaalf of 2016 exceed those in thetéathalf

of 2017 Figure7.1 andFigure?.2).
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Figure7.1: Cumulative Commercial Buildi@gnsentsissued 2014 2017, QLD
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Figure7.2: Cumulative Total Commercial Building Consent Values¢201#, QLD
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Conclusions

The conclusions drawn in the June report are broadly consistent with the wider findings in this report.
Growth in consent numbers may ndirectly lead to additional business land demand, and the rate of
business land consumption may differ significantly from the number and value of consents issued.
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However, the monitoring reports do highlight the rapid growth in demand for commercial albaite

possibly tapering off over the past year. The report correctly identifies the construction sector as
O2y GNROdziAYy3 G2 GKS Y2ad SYLX 28YSyid INRBoOIKET K2gS
to increased demand for industrial land@he Construction sector is characterized by owner operators.
They are mostly located at residential addressediscussed previously in this repa@ouncil need to be

wary about zoning too much land simply in response to construction employment growth

7.5.2 Price Efficiency Indicators

The NP&JDC requires that Councils use information provided by indicators of price efficiency in their land
and development market to assist in assessing the sufficiency of development capacity provided by district
plans, andegional policy statements. The indicators are one measure of the markets response to planning
decisions as they highlight price differentials between zones as an indication of when additional capacity
may be needed. The underlying theory being thdtafé are market price differences across planning
zone boundaries, it may be an indication that the market is inefficiently allocating land between uses
constrained by the zoning rules.

To assist councils MBIE have developed and published informatipricenefficiency indicators on a
dashboard on the MBIE website The requirement to use price efficiency indicators responds to the New
Zealand Productivity Commission recommendation that local authorities use price signals such as the rural
urban land pice differential in their planning decisions.

There is one Price Efficiency indicator currently available on the MBIE dashboard that relates to business
markets; the Industrial Zone Differentials (that relate to land price). This indicator is deseldvedhen
discussed in terms of what it means with respect to the operation of the business market in Queenstown.

7.5.3 Industrial Zone Differentials

The industrial land zone differentials have been calculated to compavaltreeof residential, commercial
andrurallandoneithei ARS 2F (GKS 0602dzyRFNE 2F vdsSSyailz2éyQa a
MBIE. Figure 73 shows the extent of these zones. It is important to point out that

1 Area#1(although difficult to see in any detail) appearsdmprise an area much greater than
the BMU and Business (Operative) zones and quite likely includes areas of residential zoning
particularly to the east.

1 Area #2 includes the Glenda Drive Industrial A (Operative) zone and appears to include a
portion of Pecincts E2 and E1 in the Frankton Flats B Special zone but does not cover Precinct
D which is the main (pure) industrial area.

1 Area #3 appears to contain the Industrial A (Operative) zone in Arrowtown.

73 https://mbienz.shinyapps.io/urbadevelopmenicapacity/
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1 Area #4 however, appears to contain a very sanalh of the Remarkable Parks Special Zone
¢ specifically an area in th&hopping centre Area #4 therefore hago relationship to
industrial land in Queenstown

i1 Large areas of land that enable industrial activity have been excluded for the indicator.
1 Importantly, none of the industrial zones in Wanaka or Luggate have been included.

Any results discussed below therefore relate only to an approximation of industrial land in the Wakatipu
Ward. This limits its usefulnassQLDC, who must make decisioomas the entire district.

Figure7.3 ¢ Estimated Location of Largest Industrial ZaneBIE
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The results of the crogsundary land valuations are presentedrigure 7.4ndFigure 7.5 InFigure7.44,
land values are plotted by distance from the boundary between the 4 identified industrial areas and the

surrounding zonesg by type. The indicator thendases on differences within 250m of the boundaries
between zones.
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Figure7.4 ¢ Distribution of Land Values on Either Side of Boungldryargest Industrial Zones
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What becomes clear from this is that timelustrial land values are in most cases the same or very similar
to the values of other land types across the boundaries. The notable exception being rgathaidis
unsurprising given what can be achieved on industrial land versus rural land \Makiagipu basin,
especially given the Outstanding Natural Landscape classification of much of this area.

Figure 75 summarises all properties within 250m of the boundaries to provide an indication of where issues
might lie. It also highlights where the ulis are statistically significant or not. The small numbers
associated with Area 4 mean any results there are not significant (this is just as well as Area 4 is not an
industrial zone). Results across the industrial rural boundary for Area 1 andahdesitiential boundary

for area 3 are also not statistically significant so can be ignored.

Page |152



Figure7.5 ¢ Summary Differentials for Largest Industrial Zones (250m Distance from Boundary)

Average Average | Difference

Number of | industrial | Number of[ non-ind in land Statisticallyf

Adjacent non-| industrial | land value| non-ind | land value| value Ratio of | significant

Zone ID | industrial zone| parcels ($Ym2) parcels ($/m2) ($/m2) |land valuegat 5% level
1 residential 60| $ 842 115 $ 687 | $ 154 1.224 TRUE
rural 3M4'$ 551 s 2| % 549 271.891 FALSE
5 commercial 86| $ 684 32'$ 525| $ 159 1.303 TRUE
rural 89 $ 741 13 $ 2% 699 1744 TRUE

3 residential 10| $ 328 38 $ 128 $ 201 2579 FALSE
rural 10 $ 328 5 $ 18| $ 310 17.993 TRUE

4 commercial s 563 57| $ 758 |-$ 195 0.743 FALSE
residential 1 $ 563 71 $ 716 |-$ 152 0.781 FALSE

This leaves #oundaries that indicate that in all cases additional industrial land may be required, as the
price differentials are strongly in favour of industrial land dses does not mean QLDC must rezone land
around these particular sites for industrial purposesthere are other areas in the immediate vicinity that
enable industrial land use that are not covered by the indicator work.

M.E recommend that the areas are defined accurdtelis indicatorto reflect industrial land areas in
QLDC, including Warmldata be collected across all these arem®l this indicator be monitored over
time. Any conclusions drawn from this data must be tempered with information on demand and capacity
discussed in section 7.3 above.

7.6 Monitoring

ME recommend that the Councilarry out a range of monitoring of business land development, uptake
and redevelopmenito help with future updates and planning responses:

1 While most areas appear to be well served by plan enabled capacity and that this capacity
appears to be well choeéan terms of MCA result§s feasible)the key area of concern is
industrial capacity in the Wakatipu Wafbouncil should be particularly vigilant in terms of
monitoring uptake and usage of industrial laditis particularly sensitive to being used f
other purpose@nd there is flexibility provided in some zone provisidieere is a significant
level of activity taking place within the Frankton Flats B zone. A significant number of building
consents have been approved and many buildings have eoo®d construction but had not
been completed at the time of ground truthiqgo are still treated as vacant capacity in this
report. Monitoring of these properties is expectecconfirm that many of these vacant land
parcels will have been takemp (ocwpied) in early to mi®2018, with others takeup late
2018. This means that even an annual update of the modelling will show materially different
results for industriatapacitythan reportedhere

i Itis also noted that some of the business/indussii@s are currently used for informal bus
parking, such as the vacant site Gorge Road and Frankton Flats. The current use and the
status of the building need to be taken into consideration when reviewing the remaining
vacant capacityAs above,he upgake of these vacancieshouldbe monitored as part of the
quarterly reviews.
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It will also be helpful to monitor thiake-up of all vacant business larahd the uses of this
landto understand the rate, space type and GFA of that developniiembuld behelpful for
this to be monitoredjuarterlyso that it is clear the number of sites that are being taken up;

Council will need to monitor the development of retail and commercial floorspace where GFA
maximums apply (i.e. in Plan Change 50 Lakeview Prexsribgse are a direct input to the
capacity modelling.

Council is advised to monitor trends in business and employment activity occurring in non
business zones in the urban environmeartd any shifts in the split between business and
non-business, andrban and rural activity

Council also need to monitor growth areas that are currently outside of the urban
environment including Kingston (potentially subject to HIF funding), Ladies Mile (a potential
area of a new SHA) and Cardrona (significant itgpaithin the Mount Cardrona Special
Zone).

7.7 Recommendations

In terms of the2018 FDSand future development responsdd.E recommend thaittention be given to
the provision of additional industrial zoned land in the Wakafandto meet mediurlong term denand
(or mediumterm demand to take a more conservative approacielndustrial MCA framework can be
used as a guide to evaluating differ®iakatipulocation options.
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8 Reflection andFuture Updates

The NP&JDC requires high growth Councils to carmtlois assessment every three years.
This means that it is important that the 2017/18 study forms an appropriate baseline from
which future change can be measured. The important point from the assessment is that
the QLDC has ensured that there is sefficbusiness land capacity to cater for anticipated
growth in the short to medium term.The shortfall in industrial land shortly after the
mediumterm will impact on land use decisions in these zones.

The most important thing Council can do to enghey remain in touch with growth and change, is to
constantly monitor business land development. By consistently updating datasets on development and
occupancy, Council will be well placed to address development and broader economic trends as they begin
to emerge.

8.1 Overview oBDCA Process

The process followed in this report is based strongly on that outlined in the Guidance on Evidence and
Monitoring, published by MfE and MBIE, updateniember2017. The overall purpose and intent of the
work is to provid QLDC with more information, such that they are able to make better informed decisions
about business land.

The assessment process breaks down into two workstreams; a Demand Assessment based on the EFM
employment projections, and a Capacity Assessmemdbas existing vacant supply. The capacity is
estimated based on Council data including spatial data and property ratings data. Assumptions and results
2T GKS OF LI OAGe aasSaaySyid KI @S 0SSy SEGS¢aiA St &
current conditions. In future, monitoring will take the place of ground truthing as a base dataset has now
been established. Demand and capacity are brought together at the end to draw conclusions about
sufficiency of théistrict Plarto provide for apacity.

In addition, the development community has been consulted to provide inputs into an assessment
framework covering the potential of different pieces of land to be develdpedacknowledged that those
same stakeholders have not had an oppotiuto provide feedback on the final MCA which incorporated
their feedback at the draft stage. The Mfiéks up on locational and physical characteristics of the

R A & (devel@pinénsiopportunities and provides a weighting in terms of how important epeletas to

the development decisiomaking Each broad area is then assessed against this framework to produce an
overall development score.

By aligning the MCA scores with the sufficiency results it becomes clear whether the distrist plan
providing @pacity in appropriate locations on appropriate landfuture, the MCA can be used as a tool
to help evaluate proposals for new business zoning.

It is the combination of volume of land and how appropriggasible)t is that provides the final measur
of sufficiency.
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8.2 Key Issues Faced

QLDC and M.E staff worked effectively together thremghthe project. QLDC always responded in a
timely manner to any requests for data, input or feedback/review. As a result of the recent and ongoing
PDP review procssthey had many datasets in a readily available and useable fdrneaewere however

a fewtechnicalissues facetly M.Ein preparing this reportall of which were overcome.

3. The key issue faced in preparing this assessment of business land sufiiédnegn the state

of the base data sets. Significant time was needed to align the core dgtagitgs database,
planning zone shapefiles, structure plan information, parcel data and other sets of spatial data.
While the overall process is a relaliveimple one, issues with the capacity information have
dominated the time required to deliver this report.
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a.

Council supplied mapping files for core underlying zoneszauds, transition zones,

overlays and designations as separate layers. M.E reqaireglpto be tagged to one
geographic layer according to their location. As such, the many layers needed to be
Wnione Ay DL{ o0ST2NB Al O2dzZ R 06S dzaSR® (
(but one that needed several iterations as errors or gbarwere addressed).

Timings of the PDRVhile initially the zoning files were to capture the Stage 1 PDP
zones, the Stage 2 PDP zones (i.e. Visitor AccommodatiefioSes) were also
notified before the completion of the work and M.E were expected tadecthem.
Changes to the spatial framework of the modelling required the model development
steps to be repeated and the integrity of the model to bestblishedach time

The parcel file supplied by Council contained a large number of duplicate or
overlapping parcels thaWl. Ewere not made aware of. This was not evident initially
when mapped but caused issues when parcel areas were aggregated by zone or vacant
parcels were tagged and their areas summed. Additional time was needed to develop
a methodthat removed the duplicates to leave a single layer of contiguous panckls
repeat the model build process

Large areas of the urban environment fall within Structure Plans. These structure plans
were not available in GIS format like the rest offstrict Plarzones. They came in

a number of formats including CAD files and PDFs (images within the District Plan).
This required time for M.E to digitise the structure plans into a GIS format so that all
areas could be assessed in a consistent wagne CAD files were found to have
overlapping polygons which caused issues later in the modelling process. This was
NEOGAFTASROD I 2YyAARSNI 6t S GAYS ahleya & LI
Downs/Homestead Bay structure plan provided. This later hadrepbkated with a
newer/different version of the structure plan. Not all structure plans captured the
business zones that needed to be modelled. Additional work was required to further
split some precincts using images of subdivision plans (this applidttée Parks,
Northlake the Industrial B precincts and in Shotover Country).

As a general observation, the QLD has a large number of Special Zones (with detailed
structure plans). This increased the work significantly compared to districts that have



a more consistently applied set of planning zokigisether or not a Structure Plam
approved Outline Plan was used for modelling depended on the level of development
that had commenced at the initial stages of the model construction. For example
Three Parkand Frankton FlatSpecial Zoneknown approved roads were removed
from the modelling area, but the Structure Pdavere relied on for capacity purposes

and the approved resource consent decisions were used to determine the size and
position of the school It is noted that Council is currently considering an Outline
Developmat Plan that increases the overall retail capacity in the Commercial Core at
Three ParkslIn terms of Northlake, approved resource consent decisions were taken
into consideration when reviewing the overall rresidential uses Howeveyr the

retail portion of the zone was mademplerwith a cap on the overall flo@pace
available in this zoneln terms of Remarkables Park, a combination of the Structure
Plan and approved resource consent plans were utilised. In areas that were
undeveloped the structurplan was relied on, and any known roads were removed
On the sites where development had commenced but had not completed the
approved resource consent plans were utilisebhe structure plan was relied on in
Jacks Point and Shotover Country, but withrestrictions specified in the plan.

f.  As some zone, sttbne, overlay and structure plan precinct boundaries did not always
follow parcel boundaries, M.E adopted a GIS approach to split property parcels into
their different parts so that the planning raleould be applied more accurately to the
right land areagwhich were recalculated); a proceddn to artificial subdivision. This
ISYySNIraGSa  t23 2F IS2ANI LIKAO daf ADBSNAEE
by Council that appeared to be ga6f o6+ aSRX gSNB y20 Ay Tl
boundaries. This also created unintended zemgzone combinations that needed
to be ignored for the purpose of reporting, but still included in order to generate
accurate aggregate zone areas.

g. There aretwo downsides of the GIS approach to split parcels by the spatial
framework First it creates a parcel layer that no longer matches the one that Council
uses(see also ¢ above in this regarhis may create some additional challenges for
future integral A 2y 2F GKS Y2RSft f ASeénddshailiKcreates dzy O A f
duplicate parcel ids. The parcel ids are needed to link the parcel level data to the
property level (rating) database. However, unique parcel ids are also needed so that
individualvacant parcels could by tagged by their correct zone locaiitwe. use of
dzy AljdzS ARa YSIyd GKFIG a2YS NXraGAy3a REGE

4. Other more general issues have been discussed throughout the report such as the coupling of
the districtplanat A A & (Fo6fS&a gA0GK ad9Qa I yR dzaSkoc
many zones meaning that capacity could only be reported robustly as potential maximums
(with overlap with other land useahpd the slight time different between the base ye#ar
demand and the date of vacant capacity calculatok S&S R2y Qi NXIjdzA NB 7T
One additional minor issue was thihe proposed PDP provisions enable new activities or a
greater quantum of activityy some casethan has been able to dewg to date. This meant
that assumptions were sometimes required in the absence of any past trend data (such as the

Page |157



share of residential floorspace likely in some business zam&® this activity had not been
enabled, or enabled as easily, as it is)pow

8.2.1 QLDC Long Term Plan, Annual Plan and Infrastructure Strategy

At a higher level, a relevant issue faced by Council in this BDCA process is the disjoint betiy&sD NPS
reporting dates and other reporting programmes.

The NP&JDC requires the integratioretveen land use and infrastructure planning, recognising that
urban development is dependent upon infrastructure. Policy Al specifies that development capacity
provided in plans must either be serviced (in the shkarn), identified in a LTP (meditte@rm), or
identified in a relevant Infrastructure Strategy (ldagm).

Under the Local Government Act (LGA), local authorities are required to prepare LTP every three years, and
an annual plan every year. The LTP (and the annual plan) strategically mamggewtthin the district,

including location and timing of the growth. The LTP sets out an agreement between the Council and the
community as to the sequencing, method and timing of infrastructure and servicing and how this will be
funded. Alongsidethe¢t X |y WLYFNI AGNUzOGdzNBE { GNF GS38Q Aa |
the LGA for a 30 year period.

Council is currently preparing the Annual Plan for 2017/2018 and at the end of 284&Wwill be going
out for consultation. At the same t@nCouncil wilbe consulting on the 10 Year PIg20182028)in
February 2018 and theview of the30 year Infrastructure Strate@®0152045) Due to the significant
lead in time of these projects which have substantially commenced at the date i&fpitnis these LGA
plans are not able to take account of the results of the BDCA and atid@All need to be picked up in
subsequent additiondt is acknowledged that this is an issue fdnigh growthCouncils undertaking these
assessments.

Additionally, the FDS (to be prepared in 2018), is required to demonstrate feasible development capacity
in the medium (2026) and loftgrms (2046). The capacity considered by the FDS will therefore be limited
to the current versions of the LTP and Infnasture Strategy, and could not, for example, identify
strategies to provide capacity in new locations which are not planned in either the 2018 LTP or
Infrastructure Strategy

8.3 Key Learnings

The development of the BDCA has been a learning process foMtethnd Council. The result is a
workable (and relatively straightforward) modelling process and structure that can now be updated as
required. The updates will not be automatic but require the systematic completion of severat steps
starting with GISudputs and integrating those into the establish excel modelling framework. Much of the
work that has gone into developing a working model (including building the EFM, extracting planning rules
and activities by zone from the District Plan and settinghepMCA frameworks) will not need to be
repeated. Rather, will requinly relatively minor adjustments in future to keep them up to date. M.E
expects the next update of the modmuldfocus on changes in the zoning layers (as decismmg out

on subnissions to stage 1 hearings for example).

Page |158






















































































































































