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Executive Summary 
This report has been prepared to provide a robust assessment of Queenstown Lakes 

5ƛǎǘǊƛŎǘΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ ǘƘŜ ǊŜǉǳƛǊŜƳŜƴǘǎ ƻŦ ǘƘŜ bŀǘƛƻƴŀƭ tƻƭƛŎȅ 

Statement on Urban Development 2020 (NPS-UD). It includes a detailed analysis of housing 

demand and supply patterns, including recent trends and future projections of demand 

over the short, medium, and long term (2020-2050). It quantifies capacity for additional 

housing development that is commercially feasible, serviced by infrastructure and 

reasonably expected to be realised. It addresses the sufficiency of that capacity to meet 

projected future demand for additional dwellings and it discusses the impact of Council 

planning and infrastructure on housing affordability and the competitiveness of the 

housing market. 

The key patterns of total resident dwelling and holiday home demand by location over the short, medium, 

ŀƴŘ ƭƻƴƎ ǘŜǊƳ ŀǊŜ ŎƻƴǘŀƛƴŜŘ ƛƴ /ƻǳƴŎƛƭΩǎ preferred High Growth projections released in July 2020. This 

research has extended those projections to distinguish projected demand for housing in the ŘƛǎǘǊƛŎǘΩǎ 

defined urban environment from demand directed to the rural environment. Modelling has also been 

carried out to distinguish current and future demand in each urban environment location by attached and 

detached housing types, using Census 2018 data and assumptions around shifting housing trends (locally 

and nationally).  

Allowance is made for a long term demand trend away from detached dwellings toward attached dwellings 

of around 2.3% per annum. This would see total long-term urban dwelling demand growth split 49% for 

attached dwellings and 51% for detached dwellings (excluding any margin on top of demand required by 

the NPS-UD). When combined with the existing housing estate (which is still dominated by detached 

housing), by 2050, attached housing could make up an estimated 31% of the total urban environment 

(compared to just 16% now).  

There will be important but not huge shifts in the structure of housing demand over the next 30 years. One-

Person and Couple households are projected to make up a greater share of the housing market over the 

long term than they do currently. With a changing household structure comes changes in the structure of 

household incomes over time. Lower and lower-middle income households are expected to account for a 

greater share of future housing demand (25% in the long term compared with 20% currently). Households 

earning more than $50,000 would still be in the majority (76%), but a less significant share than currently. 

High income earners (i.e., those with household incomes greater than $100,000) would make up a lesser 

share in the future, albeit projected to be around 45% of the total by 2050. Home ownership patterns for 

different segments of the market have been held constant, with any changes in future ownership structure 

related to shifts in household and income structures over time. This would see ownership in the resident 

community increase from 64% to an estimated 70% (2020-2050).  

However, the increase in the size of demand is probably the most important change, with every segment 

of the housing market larger in the medium and long term than it is currently, placing greater demand on 

the housing estate. In the long term, the approximate projected district wide housing demand is for another 
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16,300 dwellings to house the resident population, an increase of some 99% by 2050. The projected 

increase in total dwellings is just over 17,000, with holiday dwellings increasing by 14% over the long term. 

In the urban environment, long term total dwelling growth is projected to increase by nearly 16,500 

(accounting for 97% of total district housing growth), or by 19,200 inclusive of the NPS-UD competitiveness 

margins.  

The demand for dwellings will be shared over all locations in the urban (and rural environment), although 

not evenly. The projections direct the greatest quantum of long term urban demand to the ²ņƴŀƪŀ Town 

Centre (which includes Albert Town), followed by the Southern Corridor, Frankton, the Eastern Corridor, 

and the Queenstown Town Centre (which includes Sunshine Bay/Fernhill, Frankton Arm and Gorge Road).  

The Operative and Proposed District Plans, combined with the Draft Spatial Plan (indicative urban 

expansion areas only), 1 enable significant zoned dwelling capacity to accommodate housing growth across 

the urban environment (based on greenfield capacity plus the maximum of infill and redevelopment 

capacity)2 ς nearly 48,000 additional dwellings in the medium term (66,670 dwellings including existing 

houses), increasing to nearly 65,000 additional dwellings in the long term (or 83,260 dwellings including 

existing houses). An estimated 67% of this additional capacity would be commercially feasible to develop 

in the medium term (based on current prices and construction costs), and 80% would be commercially 

feasible by 2050 (capacity of just over 51,300 additional dwellings or 70,130 total dwellings); more than 

sufficient capacity to meet projected demand in all locations (Figure A).  

Modelling has indicated that land transport constraints on key State Highway bridges significantly reduce 

(and in some cases eliminate) feasible capacity in some locations (particularly the Eastern and Southern 

Corridor), but not others. Of the total commercially feasible capacity in the urban environment, an 

estimated 27% is also infrastructure serviced in the medium term and 38% is feasible and infrastructure 

serviced in the long term (capacity of just over 19,720 additional dwellings to cater for demand growth, or 

total capacity including existing serviced houses of 38,480). That is capacity that is serviced by planned 

Three Waters and land transport infrastructure, including key bridges on the State Highway network.3  

Feasible and reasonably ŜȄǇŜŎǘŜŘ ǘƻ ōŜ ǊŜŀƭƛǎŜŘ ŘǿŜƭƭƛƴƎ ŎŀǇŀŎƛǘȅ όάw9wέύ ƛǎ ǎƭƛƎƘǘƭȅ ƭƻǿŜǊ ŀƎŀƛƴ ƻƴŎŜ ǘƘŜ 

expected yields and densities of developments, particularly in some greenfield areas, is factored in. Overall, 

capacity of just over 8,500 additional dwellings is estimated to be feasible, serviced and expected to be 

realised in the medium term, increasing to over 19,200 additional dwellings in the long term (37,990 total 

dwellings including existing houses). As with all the capacity estimates, this is based on greenfield capacity 

and the maximum of infill or redevelopment capacity (Figure A).  

 

 
1 Significant infill and redevelopment is also envisaged in the Priority Development Areas of the Spatial Plan.  A very rough estimate 

predicts this could increase density by an additional 10,000 houses.  Infill capacity of the draft Spatial Plan has not been included 

in this assessment as these areas need to be investigated in more detail.  They will form part of the next update of the HBA. 
2 The maximum is calculated at the individual parcel level and these are then aggregated to get the total for each location. 
3 Due to timings, the 30Y infrastructure strategy, and draft Spatial Plan are not fully integrated. So, what may be an 

infrastructure constraint for this HBA may not be in the future once the timings of these documents have been  

synchronized. 
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Figure A ς Urban Environment Dwelling Capacity Assessment Compared with Dwelling Demand 

 

Relative to projected dwelling demand across the urban environment (inclusive of a competitiveness 

margin of 20% in the short-medium term and 15% in the long term), this RER capacity is sufficient to meet 

total projected demand in the medium term (there is surplus capacity of 2,310 dwellings). The total urban 

capacity is also sufficient (just) to meet projected long term demand. This satisfies a core requirement of 

the NPS-UD and is summarised in Figure B below.  
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Figure B - Summary of Sufficiency of Urban Dwelling Capacity (All Types) in Queenstown Lakes District 

 

At a more detailed level, Wakatipu Ward shows a very minor shortfall of housing capacity (attributable to 

the inclusion of the margin and not demand itself), while the ²ņƴŀƪŀ Ward shows a very minor surplus 

(above the competitiveness margin). In all time periods, shortfalls in some locations can be met by surpluses 

in a range of other locations nearby which means that there is no scarcity of supply, and a competitive 

market is enabled. Key long term urban environment sufficiency results by location are summarised in 

Figure C below.  

Across the total urban environment, there is a very minor shortfall in detached housing capacity projected, 

but a slightly larger, but still very minor surplus of attached housing in the long term (hence the overall 

minor surplus). Again, this is attributable to the inclusion of the margin as capacity is sufficient relative to 

demand exclusive of the margin.  

Wakatipu Ward indicates potential for a shortfall of detached housing, with an equivalent surplus of 

attached housing, while the opposite is indicated in the ²ņƴŀƪŀ Ward. If modelled infrastructure (land 

transport) constraints were removed for the Kawarau Falls Bridge, the additional feasible capacity able to 

be realised in the Southern Corridor would resolve this shortage of detached housing (and a long term 

surplus would be likely for the Wakatipu Ward). If modelled constraints on the Shotover Bridge were also 

removed, the additional feasible capacity able to be realised in the Eastern Corridor would further increase 

the long term sufficiency of dwelling capacity in the Wakatipu Ward across both dwelling types.  

In the ²ņƴŀƪŀ Ward, the shortfall of reasonable expected attached housing capacity is driven more by the 

current zoning structure and the relative mix of greenfield versus existing urban area development 

opportunities, than it is a land transport issue (which only impacts on the growth potential of Lake Hawea, 

particularly in the long term based on modelling assumptions).  

As capacity in the rural environment is also sufficient to meet projected long term dwelling demand, this 

research finds that there is at least sufficient feasible, serviced and reasonably expected to be realised 

capacity to meet projected dwelling growth across the total district out to 2050.  
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Figure C - Summary of Long Term Sufficiency of Urban Dwelling Capacity (All Types) by Location in 

Queenstown Lakes District4 

 

In terms of whether there is sufficient feasible, serviced and reasonably expected to be realised housing 

capacity in price bands affordable for non-owner resident households to buy, the current situation is that 

there is a shortfall of housing in price bands below $500,000 (-2,350 affordable dwellings in 2020, with the 

majority of these households in rental accommodation) (Figure D).  

Over time, house price growth is expected to be faster than growth in real incomes in the district and 

housing affordability is projected to decline over the long term to a shortfall of 6,960 affordable dwellings 

by 2050 for non-owner resident households. While in the long term, new dwellings expected to be built 

are concentrated in price bands more affordable to non-owner resident households, there is a still 

insufficient feasible and infrastructure ready capacity expected to be realised in the lowest price bands. 

This is particularly in price bands up to $600,0005 but also includes small-moderate shortfalls of dwelling 

for those that could afford to pay up to $1.2m (Figure E). Many of these resident households with lower 

incomes that could not afford to buy in the district in the future would be expected rent, as they do now.6 

 
4 Feasible and infrastructure ready capacity is not shown here, but is largely the same as RER capacity shown in each location.  
5 Shown by the large gaps in existing and expected future built supply (bars) below the resident demand line to the left of the 

graph, with these gaps much larger than in 2020. 
6 Figures C and D do not show rental affordability, or affordability for those already in the housing market.  
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Figure D - Current (2020) Shortfall of Dwellings Affordable to Resident Non-Owner Households ς Total 

District 

  

Figure E - Long Term (2050) Shortfall of Dwellings Affordable to Resident Non-Owner Households ς Total 

District, Change the Path Future, Base Case Housing Price Growth 

 

 

Importantly, this research has shown that because there is sufficient long term RER housing capacity in the 

total urban environment (across all price bands) (Figure B above) ς spread over a range of locations (Figure 

C above) and providing for a mix of dwelling types - Council planning and infrastructure is not putting any 
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upwards pressure on dwelling prices. Rising prices and therefore declining housing affordability is being 

driven by a range of other local and national factors that are not impacted or influenced by the District Plan 

ŀƴŘ /ƻǳƴŎƛƭΩǎ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜ ŦǳƴŘƛƴƎ ŀƴŘ ǇƭŀƴƴƛƴƎΦ ¢Ƙƛǎ ǊŜǎŜŀǊŎƘ ŎƻƴŎƭǳŘŜǎ ǘƘŀǘ /ƻǳƴŎƛƭΩǎ ǇƭŀƴƴƛƴƎ 

(including through the District Plan/Proposed District Plan, Long Term Plan, Infrastructure Strategies and 

Draft Spatial Plan) satisfies the requirements of the NPS-UD to provide at least sufficient development 

capacity to meet expected demand for urban housing in the short, medium, and long term out to 2050. 

¢Ƙƛǎ Ƙŀǎ ōŜŜƴ ōŀǎŜŘ ƻƴ /ƻǳƴŎƛƭΩǎ ǇǊŜŦŜǊǊŜŘ ŘǿŜƭƭƛƴƎ ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴ ǿƘich is a high growth scenario 

(inclusive of a competitiveness margin). As part of the research, feedback was collected from stakeholders 

ƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘΩǎ ƘƻǳǎƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ǎŜŎǘƻǊΦ wŜǎǳƭǘǎ ƻŦ ǘƘŀǘ ǎǳǊǾŜȅ ǿŜǊŜ ŎƻƴǎƛǎǘŜƴǘ ǿƛǘƘ ǘƘŜ ŦƛƴŘƛƴƎǎ ƻŦ ǘƘis 

desktop research. 

Several recommendations for future planning and decision making are informed by this research. In the 

short term, these include continuation of initiatives and incentives to support the supply of affordable 

housing in the district, and further assessment to examine the issues and opportunities for realising future 

growth potential zoned and/or identified in Lake Hawea, the Eastern Corridor and the Southern Corridor, 

which are all shown in modelling to be constrained by land transport infrastructure. The Eastern and 

Southern Corridor are priority development areas in the Draft Spatial Plan.  These areas will be looked at in 

more detail as part of the implementation of the Spatial Plan. 

At a broader level, it is recommended that Council focus on strategies which will help maintain current 

housing market conditions, which have shown to be increasingly delivering attached housing and 

developments that use zoned land more efficiently, which is a specific outcome of the Draft Spatial Plan. 

This will be important to meet changing housing needs over the long term. In addition, it will be important 

to further refine the indicative long term urban expansion areas identified in the Draft Spatial Plan and fine 

tune the next additional capacity for the district, to cater for growth beyond the NPS-UD long term. Given 

the ongoing evolution of the ŘƛǎǘǊƛŎǘΩǎ housing and property market over the next 30 years, this opportunity 

will include options for intensification of existing urban areas.   
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1 Introduction 
¢Ƙƛǎ ǊŜǇƻǊǘ ƛǎ ǘƘŜ IƻǳǎƛƴƎ 5ŜǾŜƭƻǇƳŜƴǘ /ŀǇŀŎƛǘȅ !ǎǎŜǎǎƳŜƴǘ όάI.!έύ нлнм ŦƻǊ 

vǳŜŜƴǎǘƻǿƴ [ŀƪŜǎ 5ƛǎǘǊƛŎǘ όάv[5έ ƻǊ άǘƘŜ dƛǎǘǊƛŎǘέύΦ ¢ƘŜ ǊŜǉǳƛǊŜƳŜƴǘ ŦƻǊ ǘƘƛǎ ǘƘǊŜŜ-yearly 

report is set out in the National Policy Statement for Urban Development 202л όάbt{-¦5έύΦ 

The report complies with the requirement for Tier 2 local authorities to assess the demand 

for housing land in urban environments, and the development capacity that is sufficient to 

meet that demand in its district in the short, medium, and long term.  

1.1 Urban Growth in QLD ς Key Issues and Policy Context 

1.1.1 Growth 

Leading up to the COVID-19 pandemic, QLD was experiencing exceptionally high growth. This was driven 

by an unprecedented level of migration with over 2,000 people per year moving to the district to live. In 

addition to high levels of migration over the last 2-3 years, there has also been an increase of around 1,000 

new houses per year and over 1,000 new accommodation units built or currently being constructed.  The 

QLD population grew by approximately 27,000 over the past 30 years (increasing from 15,000 to 42,000 

residents). 

The impact of COVID-19 has had a profound impact on QLD. However, it is believed that QLD will continue 

to grow strongly, and visitors will return, as it remains an attractive place to live, work and visit. These are 

the key assumptions that have underpinned the Council July 2020 demand projections. Post-recovery the 

long term average net increase in migration is predicted to be 1,100 per annum over the next 30 years and 

visitor growth is projected to be 1-2% per year (consistent with previous projections). QLDC July 2020 

projections predict an additional 35,000 residents over the next 30 years ς a doubling of the current 

population and growing at a slightly higher rate than the previous 30 years.  

1.1.2 Protected Areas and Constraints 

Much of the district is subject to constraints and protections that limit further urban development. 

Approximately 97% of the district is considered to be located within an Outstanding Natural Landscape 

όάhb[έύ ƻǊ hǳǘǎǘŀƴŘƛƴƎ bŀǘǳǊŀƭ CŜŀǘǳǊŜ όάhbCέύ ς the protection of which is a matter of national 

importance under the RMA.  The alpine terrain, extent of ONLs and ONFs as well as the provision of open 

space limit urban development mostly to the Wakatipu and Upper Clutha areas.   

The location of areas that hold natural and cultural values, or are subject to hazards, further impact where 

and how urban development and growth may occur in the district. There are also extensive areas of public 

conservation estate and land subject to QEII trust covenants, such as Motatapu Valley, that contribute to 

the extent of protected land. The Wakatipu Basin and the Upper Clutha area are the largest locations that 

are not categorised as protected areas. However, within these locations substantial areas are subject to 

development constraints. 
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1.1.3 Wakatipu Ward ς Implications for Urban Development  

The expansion of the Queenstown Town Centre (location 1 in Figure 1.1) and corridor to Frankton (location 

2) is constrained by topography, ONLs and ONFs identified in the District Plan. In respect of location 1, 

geotechnical hazards and heritage values may limit or add cost to development in the centre of town 

towards Gorge Road. There are fewer constraints along the corridor to Frankton, although the topography 

limits expansion of the urban area. The current Air Noise Boundary of the international airport in Frankton 

and the national electricity grid transmission corridor restrict some development outcomes in parts of 

Frankton, the Frankton to Queenstown Corridor and the Eastern Corridor (locations 3 and 5 below). The 

landscape and rural character of the Wakatipu Basin (location 4) are highly valued by the community and 

visitors, and further urbanisation in this area may compromise this.  

Figure 1.1 ς Map of Wakatipu Ward Projected Areas and Constraints (Source: Draft Spatial Plan) 
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There are two main opportunities for expansion of the urban area in Wakatipu - eastwards, towards Lake 

Hayes / Waiwhakaata (location 5 referred to in this HBA as the Eastern Corridor), and south of the Kawarau 

River (location 6, referred to in this HBA as the Southern Corridor). Both locations have a range of cultural 

values and hazards that require further investigation and more detailed planning to confirm their suitability 

for urban development. 

1.1.4 ²ņƴŀƪŀ Ward ς Implications for Urban Development  

Figure 1.2 ς Map of ²ņƴŀƪŀ Ward Projected Areas and Constraints (Source: Draft Spatial Plan) 

 

¢ƘŜ ŜȄƛǎǘƛƴƎ ǳǊōŀƴ ŀǊŜŀ ƻŦ ²ņƴŀƪŀ όƭƻŎŀǘƛƻn 1 in Figure 1.2) is relatively free of constraints. There are few 

ŎƻƴǎǘǊŀƛƴǘǎ ǘƻ ŜȄǇŀƴŘƛƴƎ ²ņƴŀƪŀ ǎƻǳǘƘ ǘƻǿŀǊŘǎ /ŀǊŘǊƻƴŀ ±ŀƭƭŜȅ όƭƻŎŀǘƛƻƴ нύ ǳǇ ǘƻ ǘƘŜ hb[ ōƻǳƴŘŀǊȅΦ 

Geotechnical, flooding and contamination hazards limit expanding to the west towards Waterfall Creek 

όƭƻŎŀǘƛƻƴ оύΦ ¢ƘŜ /ŀǊŘǊƻƴŀ κ nǊŀǳ ŀƴŘ /ƭǳǘƘŀ κ aŀǘŀ-Au Rivers (location 4) present clear boundaries to the 

ŜȄǇŀƴǎƛƻƴ ƻŦ ²ņƴŀƪŀ ŀƴŘ ŀǊŜ ǎǳōƧŜŎǘ ǘƻ ŀ ǊŀƴƎŜ ƻŦ ƴŀǘǳǊŀƭ ŀƴŘ ŎǳƭǘǳǊŀƭ ǾŀƭǳŜǎΦ !ǊŜŀǎ ƻŦ ǇƻǘŜƴǘƛŀƭƭȅ 
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productive soils are located east of ǘƘŜ /ŀǊŘǊƻƴŀ wƛǾŜǊ ŀƴŘ ŀŎǊƻǎǎ IņǿŜŀ Cƭŀǘ όƭƻŎŀǘƛƻƴ рύΦ CƭƻƻŘ Ǌƛǎƪ ƭƛƳƛǘǎ 

ǿƘŜǊŜ IņǿŜŀ ŎƻǳƭŘ ƎǊƻǿΣ ǿƛǘƘ ƻǇǇƻǊǘǳƴƛǘƛŜǎ ŦƻǊ ŜȄǇŀƴǎƛƻƴ ƛƳƳŜŘƛŀǘŜƭȅ ǎƻǳǘƘ όƭƻŎŀǘƛƻƴ сύΦ ¢ƘŜ ǇǊƻȄƛƳƛǘȅ 

ǘƻ ²ņƴŀƪŀ !ƛǊǇƻǊǘ ǇƻǘŜƴǘƛŀƭƭȅ ǊŜǎǘǊƛŎǘǎ ŜȄǇŀƴǎƛƻƴ ƻŦ [ǳƎƎŀǘŜ ǘƻǿŀǊŘǎ ǘƘŜ ƴƻǊǘƘ-east (location 7). 

1.1.5 Zoning 

The district plan consists of two volumes. The relationship between the Operative District Plan (άODPέ) and 

Proposed District Plan (άPDPέ) is set out in Section 1.1B of the PDP.7  

The PDP provides for residential development within the urban environment (Part 3 of the PDP). Residential 

zones are contained within the Urban Growth Boundary (άUGBέ), which functions to focus and contain 

urban development, assisting to protect the dƛǎǘǊƛŎǘΩǎ ƭŀƴŘǎŎŀǇŜǎΦ   

The residential zones provide for a range of densities. The High Density Residential zone provides a 450m² 

minimum lot size with allowance for multi-unit development; the Medium Density Residential zone 

provides a minimum lot size of 250m², anticipating town-house and duplex type development; the Lower 

Density Suburban Residential zone provides a 450m² minimum lot size where stand-alone residences are 

more typical with some allowances for residential flats; and the Large Lot Residential zone provides lower 

density of between 2000m² and 4000m² minimum lot size, and acts as a buffer between the urban 

environments and rural zones.  

Settlements are located within and outside of UGBs and surrounded by rural areas, enable low density 

residential (800m²) living. Settlements may also include Commercial Precincts. 

/ƻƳƳŜǊŎƛŀƭ ȊƻƴŜǎ ŀǊŜ ŀƭǎƻ ǿƛǘƘƛƴ ǘƘŜ ǳǊōŀƴ ŜƴǾƛǊƻƴƳŜƴǘ ŀƴŘ ¦D.Φ vǳŜŜƴǎǘƻǿƴ ŀƴŘ ²ņƴŀƪŀ ŀǊŜ ǘƘŜ ǘƻǿƴ 

centres that are the key commercial, civic and cultural hubs of the district. Frankton serves as the major 

commercial and service centre for the community, along with community facilities, through a mix of 

Business Mixed Use zoning (which also allows residential development), Industrial and Service zoning, and 

Open Space zoning. Big box retail is provided in the Three Parks Commercial zone along with business areas 

ǘƻ ǎŜǊǾƛŎŜ ²ņƴŀƪŀ ŀƴŘ ƛǘǎ ǎǳǊǊƻǳƴŘǎΦ hǘƘŜǊ ŎƻƳƳŜǊŎƛŀƭ ŀǊŜŀǎ ƛƴŎƭǳŘŜ !ǊǊƻǿǘƻǿƴ ¢ƻǿƴ /ŜƴǘǊŜΣ ǾŀǊƛƻǳǎ 

[ƻŎŀƭ {ƘƻǇǇƛƴƎ /ŜƴǘǊŜǎΣ ŀƴŘ ŀǊŜŀǎ ƻŦ .ǳǎƛƴŜǎǎ aƛȄŜŘ ¦ǎŜ ȊƻƴƛƴƎΦ LƴŘǳǎǘǊƛŀƭ ŀǊŜŀǎ ŀǊŜ ƭƻŎŀǘŜŘ ƛƴ ²ņƴŀƪŀΣ 

Frankton, ArrowtoǿƴΣ ŀƴŘ /ƻƴŜōǳǊƴΦ ¢ƘŜ !ƛǊǇƻǊǘ ȊƻƴŜ  ŎƻǾŜǊǎ ōƻǘƘ vǳŜŜƴǎǘƻǿƴ ŀƴŘ ²ņƴŀƪŀ ŀƛǊǇƻǊǘǎ ŀƴŘ 

provides for freight and industrial activities along with airport related activities.  

Within the rural environment (Part 4 of the PDP), the focus is on development occurring in areas where the 

landscape is able to absorb change. Rural living opportunities are provided within the Rural Residential and 

Rural Lifestyle Zones, and the Wakatipu Basin Lifestyle Precinct subzone. Outside of these rural living areas, 

residential development is generally limited to a single building platform per site allowing only one 

residential unit and, in some instances, a residential flat. The location of building platforms is carefully 

considered to minimise impact on the dƛǎǘǊƛŎǘΩǎ ƭŀƴŘǎŎŀǇŜǎΣ in particular the ONFs and ONLs, which make 

up over 97% of the district. The Gibbston Character zone provides primarily for viticulture and associated 

viticulture activities with residential development managed in a similar way to the Rural Zone.  

In addition, both the ODP & PDP provides for a number of special zones that enable urban residential 

development, the ODP includes: Shotover Country, Meadow Park, Penrith Park, Kingston Village, Quail Rise 

 
7 https://www.qldc.govt.nz/media/r0ynzlgu/pdp-chapter-01-introduction-apr-2021.pdf  

https://www.qldc.govt.nz/media/r0ynzlgu/pdp-chapter-01-introduction-apr-2021.pdf
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and Northlake.8 There is also; Mount Cardrona Station, Remarkables Park, and Frankton Flats B which are 

mixed use (either visitor accommodation or commercial) but also include a residential development 

component. These ODP special zones are due for review, but it is unclear when that review will take place.  

Within the PDP, the Jacks Point Zone provides for predominantly residential development plus a mixture 

of other activities such as commercial and visitor accommodation, more limited residential development is 

enabled in Gibbston Valley Resort zone, Waterfall Park, and Millbrook special zones. The Rural Visitor Zone 

does not anticipate residential activities. The intention of these special zones is to provide for visitors 

through accommodation and related visitor activities.  

 

In addition to the above, ǘƘŜǊŜ ŀǊŜ ŀƭǎƻ ŀ ƴǳƳōŜǊ ƻŦ {ǇŜŎƛŀƭ IƻǳǎƛƴƎ !ǊŜŀǎ όά{I!ǎέύΦ ¢ƘŜǎŜ ŀǊŜ ŎƻƴǎŜƴǘŜŘ 

developments in the rural-urban fringe that do not form part of the defined urban environment (due to 

having an underlying rural or rural lifestyle zone) and yet deliver urban density housing. Nine of the 

ŀǇǇǊƻǾŜŘ мм {I!Ωǎ ŀǊŜ ǇǊƻŎŜŜŘƛƴƎ ŀƴŘ ŀǊŜ ŜȄǇŜŎǘŜŘ ǘƻ ŘŜƭƛǾŜǊ ŀǇǇǊƻȄƛƳŀǘŜƭȅ мΣрлл ǊŜǎƛŘŜƴǘƛŀƭ ǎŜŎǘƛƻƴǎ 

ŀƴŘ ррл ǊŜǘƛǊŜƳŜƴǘ ǳƴƛǘǎ ǿƘŜƴ ŎƻƳǇƭŜǘŜΦ aƻǊŜ ƛƴŦƻǊƳŀǘƛƻƴ ƻƴ ǘƘŜ ŎƻƴǎŜƴǘŜŘ {I!Ωǎ Ŏŀƴ ōŜ ǾƛŜǿŜŘ ƻƴ 

v[5/Ωǎ ǿŜōǎƛǘŜ9. 

1.1.6 Nature of Growth 

Housing growth numbers have been increasing steadily, with 2,69110 housing units delivered since the 2017 

HBA. Growth is occurring in multiple locations, however the housing stock being delivered is predominantly 

within the larger greenfield areas, such as Shotover Country, Jacks Point, Hanley Downs, Northlake and 

IņǿŜŀ. These larger areas are typically delivering standalone houses.   

Other growth areas of note include the Remarkables Park Special Zone, Frankton Flats B and Three Parks. 

These are zoned for mixed uses such as; commercial, recreation, visitor accommodation and residential, 

and have predominantly delivered non-residential development since 2017, with the Wakatipu Ward zones 

delivering a small amount of attached style housing, albeit at a noticeably slower rate when compared to 

the greenfield developments in the district. As per the 2017 HBA reporting, these growth areas contain a 

significant proportion of the districtΩs available greenfield capacity but are also tied up with a small number 

of landowners. 

From a review of building consents, some areas, such as Shotover Country and the Jacks Point Resort Zone 

(άJPRZέ) - consisting of Jacks Point and Hanley Downs, are recording a noticeable increase in residential 

flats. With 35% of the building consents issued within the JPRZ now including a residential flat build. Analysis 

shows that these numbers have been increasing year on year, with 0% of house builds including a 

residential flat in 2017, to 63% of house builds in the first two quarters of 2020 including a residential flat. 

Shotover Country was developed earlier than the JPRZ (and is now almost fully developed), 28% of existing 

housing stock including a residential flat.  

 
8 These zones are now mostly developed, with the exception of Northlake and Kingston Village. 
9 https://www.qldc.govt.nz/your-council/council-documents/policies/special-housing-areas 
10 Councils Total Houses Projections ς Change the Path (July 2020). 
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1.1.7 Challenges in Affordability and Supply 

Whilst housing numbers are increasing, housing affordability has been steadily decreasing, with the average 

median house price in the QLD increasing from $873,469 in June 201711 to $1,018,250 in March 2021.12 

This is a significant issue for QLD, as analysis shows that currently over 83% of our first-home buyer 

households and 37% of renters are spending more than 30% of their income on housing costs.13 These are 

at levels far higher than other parts of the country, and can result in overcrowding, some households 

working longer hours, or people leaving the district seeking a more affordable home elsewhere. 

Whilst the 2017 HBA identified sufficient zoned land, there are still challenges in realising supply, this 

includes the slow uptake of residential development within a number of existing high growth areas. For 

example, in the Queenstown area (Queenstown East and Kelvin Heights), there are a two large 

undeveloped residentially zoned land parcels. These land parcels are held in the ownership of two 

landowners, making up almost 18% of available developable land within Queenstown.14 

In addition, the Remarkable Park Special Zone (άRPSZέ) in Frankton has been zoned as a growth area since 

the early 1990s for residential, commercial, visitor accommodation and recreational activities. Whilst 

enabling of residential development, and expected to eventually yield around 3,000 attached units, the 

residential development component over the last two decades has been slow, with development 

(controlled by a single developer) mainly focused on commercial, recreation and visitor accommodation.   

The one notable exception in the RPSZ, is the Toru apartments, a development by New Ground Capital, 

who obtained a resource consent in 2017 for three apartment buildings, comprising of 236 affordable and 

rental apartments. Construction of the first stage (78 apartments) commenced in early 2019, with the 

apartments sold to a mix of owner occupiers, including the Queenstown Lakes Community Housing Trust 

(άQLCHTέ) who purchased 50 apartments for affordable housing. However, it is understood that 

completion of the remaining stages is uncertain due a range of external factors which relate to commercial 

feasibility. 

The increase in residential flats noted above, also appear to have added to the districtΩs unaffordability 

issues. House and income sale prices are high, typically $1.1m upwards with anecdotal evidence that banks 

are requiring new builds to come with a flat because of the 2nd income opportunity. There is no data on 

whether these flats form part of the short term accommodation (such as Airbnb) or long term rental 

markets.  But when COVID-19 hit, the district saw some freezes in rent and additional housing availability,15 

with a reported 15% reduction in rental prices as many short term rentals switched to long term 

accommodation.16 More recently and corresponding with the opening and closing of the Australian travel 

 
11https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-

ud#quarterly-reports  ς 1 Quarter June 2017 report. 
12https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-

ud#quarterly-reports  - 12 Quarter March 2020 report. 
13 These Housing Affordability Measure (HAM) figures are updated periodically by MHUD and Stats NZ. These are the September 

2018 figure and were sourced in May 2021 from https://huddashboards.shinyapps.io/urban-development/#  
14 (https://huddashboards.shinyapps.io/urban-development/#).  
15 https://www.rnz.co.nz/news/national/446016/number-of-overcrowded-costly-rentals-in-queenstown-area-reaches-pre-covid-

19-levels  
16 https://www.oneroof.co.nz/news/how-would-trans-tasman-travel-bubble-effect-queenstowns-housing-market-39230  

https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-ud#quarterly-reports
https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-ud#quarterly-reports
https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-ud#quarterly-reports
https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-ud#quarterly-reports
https://huddashboards.shinyapps.io/urban-development/
https://huddashboards.shinyapps.io/urban-development/
https://www.rnz.co.nz/news/national/446016/number-of-overcrowded-costly-rentals-in-queenstown-area-reaches-pre-covid-19-levels
https://www.rnz.co.nz/news/national/446016/number-of-overcrowded-costly-rentals-in-queenstown-area-reaches-pre-covid-19-levels
https://www.oneroof.co.nz/news/how-would-trans-tasman-travel-bubble-effect-queenstowns-housing-market-39230
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bubble, media reporting suggests that rents had started to rise to pre-COVID levels, and with the latest 

border closures, prices are again decreasing.17 

In regard to short term visitor accommodation activities, many residential zones are now enabling of 

residential visitor accommodation activities. Economic evidence18 provided during the District Plan Review 

process found that between October 2016 ς February 2018, Airbnb activity in the low density residential 

areas was estimated to have grown by around 85% over that 18 month period.   

Whilst the growth was fastest within the low density residential zone, the economic evidence analysis 

identified that the density of listings is highest in the High Density Residential (άHDRέ) zone, with one listing 

for every 2,028m2, followed by the Queenstown Town Centre (άQTCέ) at 4,641m2. The concerning issues 

here, is that those HDR and QTC zones (such as  Gorge Road and surrounds) are projected to be delivering 

attached housing within the lower to medium price bands, however a lot of this stock appears to be ending 

up in the short term rental market.  

It is also worth noting, that parts of Gorge Road have been rezoned as Business Mixed Use (άBMUέ), a zone 

that is enabling of six storey residential development. To date only one four storey apartment has been 

consented and constructed, described by a real estate company as a boutique development and an 

ƻǳǘǎǘŀƴŘƛƴƎ ƛƴǾŜǎǘƳŜƴǘ ǘƘŀǘ ƛǎ ǘƘŜ άǇŜǊŦŜŎǘ ƭƻŎƪ-up and leave apartment or alternatively a great rental with 

365-Řŀȅ ǾƛǎƛǘƻǊ ŀŎŎƻƳƳƻŘŀǘƛƻƴ ŀǇǇǊƻǾŀƭέ.19 

So, despite some increases in household numbers, anecdotal and media reporting still demonstrates that 

affordable and suitable accommodation for long term occupation can be a challenge for resident 

households. 

1.1.8 Existing Research and Strategies 

The NPS-UD came into effect 20 August 2020, replacing the National Policy Statement on Urban 

Development Capacity 2016 (NPS-UDC). 

The 2016 NPS-¦5/Ωǎ ƛƴǘŜƴǘ ǿŀǎ ǘƻ ǊŜǉǳƛǊŜ ƳŜŘƛǳƳ ŀƴŘ ƘƛƎƘ ƎǊƻǿǘƘ /ƻǳƴŎƛƭǎ ǘƻ ǇǊƻǾƛŘŜ ǎǳŦŦƛŎƛŜƴǘ ƘƻǳǎƛƴƎ 

ŀƴŘ ōǳǎƛƴŜǎǎ ƭŀƴŘ ŘŜǾŜƭƻǇƳŜƴǘ ŎŀǇŀŎƛǘȅ ǘƻ ƳŜŜǘ ŘŜƳŀƴŘΣ ǿƛǘƘ vǳŜŜƴǎǘƻǿƴ ƛŘŜƴǘƛŦƛŜŘ ŀǎ ŀ ΨƘƛƎƘ-ƎǊƻǿǘƘΩ 

urban area. Demand for housing and business land was required to be assessed over the short (3 years), 

medium (3-10 years), and long term (10-30 years); and in response, ensure that enough feasible 

development capacity is provided in district plans to meet this demand. To meet the requirements of the 

NPS-UDC, Council was required to produce the following key deliverables: 

¶ Housing and Business Development Capacity Assessments (HBA) every three years; 

¶ Monitoring of indicators and price signals to inform planning decisions in urban environments on 

a quarterly basis; 

¶ Setting minimum development targets within the District Plan to meet demand for housing; 

 
17 https://www.scene.co.nz/queenstown-news/rental-remedy/  
18 https://www.qldc.govt.nz/media/mtojxggp/economic-evidence-for-visitor-accommodation-s2239-qldc-t15-heyes-r-evidence-

30909970-v-1.pdf - p.12 & 13. 
19 https://www.bayleys.co.nz/1692033  

https://www.scene.co.nz/queenstown-news/rental-remedy/
https://www.qldc.govt.nz/media/mtojxggp/economic-evidence-for-visitor-accommodation-s2239-qldc-t15-heyes-r-evidence-30909970-v-1.pdf
https://www.qldc.govt.nz/media/mtojxggp/economic-evidence-for-visitor-accommodation-s2239-qldc-t15-heyes-r-evidence-30909970-v-1.pdf
https://www.bayleys.co.nz/1692033
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¶ tǊŜǇŀǊŀǘƛƻƴ ƻŦ ŀ CǳǘǳǊŜ 5ŜǾŜƭƻǇƳŜƴǘ {ǘǊŀǘŜƎȅ όάC5{έύ ǘƻ ŘŜƳƻƴǎǘǊŀǘŜ ǎǳŦŦƛŎƛŜƴǘΣ ŦŜŀǎƛōƭŜ 

development capacity. 

/ƻǳƴŎƛƭ ǇǳōƭƛǎƘŜŘ ƛǘǎ ŦƛǊǎǘ I.! ƛƴ ƭŀǘŜ нлму όάнлмт I.!έύΣ ǘƘƛǎ ŀǎǎŜǎǎƳŜƴǘ ŦƻǳƴŘ ǘƘŀǘ ǿƘƛƭǎǘ ǘƘŜ ŘƛǎǘǊƛŎǘ ƘŀŘ 

enough zoned capacity to meet dwelling projections over the next 30 years, the: 

¶ Predominant typology of resident housing was standalone at 71%, with 21.5% of resident housing 

attached (town houses, terraced houses, apartments)20.  

¶ In respect of housing, there was a shortfall of feasible capacity in the lower to medium band 

priced housing. 

¶ This shortfall of capacity in the lower to medium band priced housing was projected to continue 

even though demand for this housing would increase. 

Quarterly monitoring has been undertaken by Council, and these monitoring reports are available on 

Council's website.21 In general, and as shown in the MHUD dwelling sales price graph below (Figure 1.3), 

house prices have been steadily increasing since 2017, with a slow-down/decrease only evidence in the 

most recent quarters. 

Figure 1.3 ς Median House Price Growth in Queenstown Lakes District (Source: MHUD) 

 

Work on the setting of minimum development targets (housing bottom lines) and the FDS is intended to 

be prepared as part of the development of CouncilΩs 2024 Spatial Plan.  In respect of the current Spatial 

Plan (draft at the time of preparing this HBA)Σ v[5/Σ ŎŜƴǘǊŀƭ ƎƻǾŜǊƴƳŜƴǘ ŀƴŘ Yņƛ ¢ŀƘǳ ŀǊŜ ǿƻǊƪƛƴƎ ƛƴ 

ǇŀǊǘƴŜǊǎƘƛǇ ǘƻ ǇǊƻŘǳŎŜ ŀ Ƨƻƛƴǘ {Ǉŀǘƛŀƭ tƭŀƴ ǘƘŀǘ ŀƛƳǎ ǘƻ ǎŜǘ ǘƘŜ ǎǘǊŀǘŜƎƛŎ ŘƛǊŜŎǘƛƻƴ ŦƻǊ ǘƘŜ ŘƛǎǘǊƛŎǘΩǎ ƎǊƻǿǘƘΣ 

investment and development for the next 30 years plus.  

 
20 The balance was not further classified in the data. 
21https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-

ud#quarterly-reports  

https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-ud#quarterly-reports
https://www.qldc.govt.nz/your-council/council-documents/national-policy-statement-urban-development-2020-nps-ud#quarterly-reports
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The Draft Spatial Plan, promotes a consolidated and mixed-use approach to accommodating growth in the 

district, with future growth focusing on locations with good access to facilities, jobs, and public transport. 

Development within these areas will require: 

¶ enabling higher densities of development; 

¶ enabling a greater mix of uses within existing urban areas; and  

¶ Efficiently developing new urban areas that are serviced by public transport.  

The Draft Spatial Plan identifies a number of future urban and key priority development areas, these include 

ǘƘŜΤ {ƻǳǘƘŜǊƴ ¢Ǌŀƴǎƛǘ /ƻǊǊƛŘƻǊΣ ¢Ŝ tǹǘŀƘƛ - Ladies Mile (Eastern Corridor) and the Five Mile Urban Corridor 

in the Wakatipu and then the ²ņƴŀƪŀ Town Centre ς Three Parks Corridor and Southern ²ņƴŀƪŀ in the 

Upper Clutha. 

Work on the first key priority development area Ψ¢Ŝ tǹǘŀƘƛ ς Ladies MileΩ is underway, with the 

development of a masterplan and associated planning provisions focused on offering a variety of different 

housing choices as well as trying to address the complex transport constraints on the Eastern Corridor 

through the inclusion of a wide mixture of development densities, that would provide an opportunity for 

improved bus services, local facilities such as a town centre, a primary school and a high school and a 

community and sports centre to reduce travel across the Shotover Bridge.  

It is noted that at this time, endorsement of the masterplan by Council has been postponed, subject to 

additional work on the transport issues, with a resolution that further work with Waka Kotahi and the Otago 

Regional Council is required to bring forward decisions on the transport interventions required to address 

traffic congestion and capacity constraints along the Eastern Corridor (and the Shotover Bridge). 

Other Council initiatives to address housing supply and affordability include intensification and supply focus 

ƳŜŀǎǳǊŜǎ ǘƘǊƻǳƎƘ ǘƘŜ {Ǉŀǘƛŀƭ tƭŀƴ ŀƴŘ 5ƛǎǘǊƛŎǘ tƭŀƴ ŀǎ ǿŜƭƭ ŀǎ ǘƘŜ aŀȅƻǊΩǎ ¢ŀǎƪŦƻǊŎŜ ƻƴ ƘƻǳǎƛƴƎ 

afŦƻǊŘŀōƛƭƛǘȅΦ ¢ƘŜ aŀȅƻǊΩǎ ¢ŀǎƪŦƻǊŎŜ ƛƴŎƭǳŘŜŘ ǊŜŎƻƳƳŜƴŘŀǘƛƻƴǎΣ ǎǳŎƘ ŀǎ ǘƘŀǘ ƛƴŎƭǳǎƛƻƴŀǊȅ ȊƻƴƛƴƎ ōŜ 

implemented in the District Plan and that an updated housing strategy be published. Both these work areas 

have been progressing well since 2017 and are intended to go out for non-statutory consultation in the 

third quarter of 2021.  

In addition, the QLCHT has developed the Secure Home Programme, a unique leasehold ownership model, 

developed collaboratively with the Council and the QLCHT. The objective of Secure Home is not only to 

provide decent and affordable housing, but by ensuring long term housing stability and security through of 

mechanisms such as the homes not being able to be transferred or on-sold on the open market, with QLCHT 

having the legal mechanisms to purchase the house back at the original purchase price.  

Since January 2017, QLCHT has assisted 83 households into either permanent affordable rentals or assisted 

ownership predominantly through the Secure Home Programme. In addition, they have completed five 

new housing projects in various locations (²ņƴŀƪŀ, Albert Town, Shotover Country and Frankton).  In 

progress, QLCHT is currently building 13 new homes in Lake Hayes Estate and has lodged a resource consent 

for a 68-Lot development in Arrowtown (Jopp Street).22 In total, QLCHT has housed a total of 222 

households, however, there are 740 more on its waiting list (20% in ²ņƴŀƪŀ and 80% in Queenstown). 

 
22 Jopp Street in Arrowtown was donated to the Trust by QLDC to be used solely for the secure home programme.  
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1.1.9 Key Infrastructure Projects That Will Influence Growth 

There are a number of key infrastructure projects in the short, medium, and long term that will help 

facilitate growth in a number of areas. For the Wakatipu Ward, these include the below projects (see also 

Figure 1.4 for a more detailed breakdown of major infrastructure projects enabling growth). 

Wakatipu: 

Short term: Medium Term: Long Term: 

Shotover Wastewater 
Treatment Plant Upgrades ς 
7,250 houses 
 

Southern Corridor wastewater 
scheme and a new water 
reservoir and water scheme ς 
3,850 houses 

Eastern Corridor wastewater 
upgrades and a 2nd reservoir ς 
2,500 houses 
 

The wastewater CDB to 
Frankton project ς 700 houses 
 

New Ladies Mile (Eastern 
corridor) reservoir ς 1,000 
houses 

New reservoirs in Queenstown 
East, Kelvin Heights, Quail Rise 
and Ladies Mile ς 4,000 houses 

 

Figure 1.4 ς Enabling Water and Utility Infrastructure ς Wakatipu Ward (Draft Spatial Plan) 

 

For the Wanaka Ward these include the following projects (see also Figure 1.5 for a more detailed 

breakdown of major infrastructure projects enabling growth). The provision of planned development and 

additional infrastructure and its effect on dwelling capacity is discussed further in Section 7 of this HBA. 

Noting that Council does have flexibility when it comes to how infrastructure delivery is prioritised, meaning 

that the below projects could yet be reprioritised (or additional ones added) through the Annual Plan and 
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Ten-Year Plan processes if more advanced strategic planning determines better ways to meet the needs of 

their local population. 

Upper Clutha: 

Short term: Medium Term: Long Term: 

Project Pure treatment plan 
upgrade ς 4,000 houses 
 

²ņƴŀƪŀ to Project Pure 
conveyance ς 2,000 houses 
 

South ²ņƴŀƪŀ, new water and 
wastewater supply reticulation 
ς 4,000 houses 

Hawea wastewater disposal 
upgrades ς 650 houses 

New Hawea water reservoir ς 
1,000 houses 

New Luggate reservoir  - 375 
houses 
 

Figure 1.5 ς Enabling Water and Utility Infrastructure ς Wanaka Ward (Draft Spatial Plan) 

 

1.2 HBA Objectives 

The objectives of this report23 are to: 

¶ Provide robust information on the demand and supply and capacity of housing; 

¶ Quantify the development capacity that is sufficient to meet expected demand for housing land 

in the short, medium and long term; 

 
23 As set out in clause 3.20 of the NPS-UD. 
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¶ Provide information on the impact of Council planning and infrastructure decisions on future 

affordability and competitiveness of the housing market; and 

¶ Inform housing ōƻǘǘƻƳ ƭƛƴŜǎΣ wŜǎƻǳǊŎŜ aŀƴŀƎŜƳŜƴǘ !Ŏǘ όάwa!έύ ǇƭŀƴƴƛƴƎ ŘƻŎǳƳŜƴǘǎ ŀƴŘ 

ŘŜŎƛǎƛƻƴ ƳŀƪƛƴƎΣ ǘƘŜ CǳǘǳǊŜ 5ŜǾŜƭƻǇƳŜƴǘ {ǘǊŀǘŜƎȅ όάC5{έύ ŀƴŘ the Ten Year Plan (LTP). 

1.3 Approach Summary 

The approach to this HBA (2021) has been designed to meet the requirements of the NPS-UD for a Tier 2 

local authority ς ǿƘƛŎƘ vǳŜŜƴǎǘƻǿƴ [ŀƪŜǎ 5ƛǎǘǊƛŎǘ /ƻǳƴŎƛƭ όάv[5/έύ ŀƴŘ hǘŀƎƻ wŜƎƛƻƴŀƭ /ƻǳƴŎƛƭ όάhw/έύ 

are now classified as a result of Queenstown being identified as a Tier 2 urban environment in the NPS-UD 

Appendix 2. The following is a high-level summary of the adopted approach. Further detail is provided 

throughout the report and in the supporting Technical Report.  

The housing market and demand assessment builds on detailed information of district level customised 

and standard Census 2018 data, other StatisticsNZ data including, but not limited to, dwelling consent data, 

data purchased from CoreLogic on housing values, sale prices and purchaser patterns, and CouncilΩs 

dwelling growth projections. This data is used to build a comprehensive profile of current housing demand 

as at June 2020 (the base year of this HBA), housing supply, future housing demand and housing 

affordability. It provides specific insight on how the current and likely future demands for housing by 

different groups in the community are met, including the demand for different types and forms of housing. 

It also estimates future demand for housing by location within the urban environment (discussed below) 

and by attached and standalone dwelling types, as well as future dwelling demand by price band for the 

urban environment and district as a whole. 

The housing capacity assessment draws on the capacity modelling completed for the HBA 2017, updated 

to account for up-take (growth) between June 2016 and the current base year (June 2020), expanded to 

include the new areas now included in the dƛǎǘǊƛŎǘΩǎ ǳǊōŀƴ ŜƴǾƛǊƻƴƳŜƴǘΣ ŀƴŘ ƳƻŘƛŦƛŜŘ to meet the changes 

introduced in the NPS-UD. Specifically, to distinguish housing development capacity that is plan enabled in 

the following ways: 

¶ Short term (2020 ς 2023) ς includes land zoned for housing24 in the ODP. And as the Council is 

part way through a staged district plan review, includes any ȊƻƴŜǎ ΨǘǊŜŀǘŜŘ ŀǎ ƻǇŜǊŀǘƛǾŜΩ ōȅ 

Council in the PDP.  

¶ Medium term (2023 ς 2030) ς as above plus land that is zoned for housing in a PDP. This HBA 

adopts the short term zoning above except where it has been changed by the decisions version 

of zones included in stage 3 of the PDP.25  

¶ Long term (2030 ς 2050) ς as above plus land indicatively identified for urban expansion in the 

draft Queenstown Lakes Spatial Plan (2021).26  

 
24 Refer clause 3.4(2) of the NPS-UD. Zoned means residential dwellings have a permitted, controlled, or restricted discretionary 

activity status. 
25 These are still subject to appeals and therefore are not yet treated as operative. 
26 The NPS-UD specifies long term plan enabled capacity can include land identified for future urban use or urban intensification in 

an FDS or other relevant plan or strategy where this supersedes either the ODP or the PDP.  Council is not required to have an FDS 
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The assessment of plan enabled capacity in the urban environment in the short, medium, and long term is 

a parcel level analysis that relies on the relevant development rules/standards of the zone in which it is 

located to quantify net additional dwelling potential for attached and standalone dwelling types. The 

analysis takes into consideration any sub-zones, precincts or sub-areas that apply to each parcel that may 

impact on future dwelling potential.  

The modelling considers potential for:  

¶ infill development (i.e., where subdivided sections are vacant and where existing sections can be 

further subdivided to accommodate one or more additional dwellings),  

¶ net additional capacity through redevelopment (i.e., where any existing dwellings are removed 

and existing residential sections are developed to their maximum density27, and  

¶ greenfield development (applicable only to land that has not yet been subdivided for urban 

development). 

Plan enabled capacity in the rural environment has also been assessed by Council at a high-level. This 

includes remaining infill and/or greenfield capacity in rural zones and special zones in the rural 

environment, including approved but not yet developed building platforms in the Rural Zone. The same 

rural capacity is assumed to be applicable in the short, medium, and long term.   

The NPS-UD requires that Council provides at least sufficient development capacity in its district to meet 

expected demand for housing in each time period. This is not limited to plan enabled capacity. In order to 

be sufficient, the development capacity must be plan enabled, infrastructure ready, and feasible and 

reasonably expected to be realised. The NPS-UD guidance sets out the indicative relationship between 

these four aspects of capacity, replicated in the left hand side of Figure 1.6 (note, the circles are not to 

scale). As indicated in the image, the guidance assumes that not all infrastructure ready capacity is likely to 

be commercially feasible (i.e., feasible to a developer).  

The HBA has determined that the relationship between these four aspects of development capacity is 

different within QLD due to the way in which infrastructure constraints limit growth across the urban area.  

This is because infrastructure constraints are not geographically tied to a specific area of capacity (e.g. if it 

was about whether a particular parcel was served by water, roads, etc) - rather, they apply at the catchment 

level as a whole, where the constraint comes in when the level of catchment growth exceeds the 

downstream infrastructure capacity (e.g. ability of a bridge to serve a wider catchment). This means that 

growth can continue to occur at multiple locations within a catchment till the limit is reached overall, and 

it does not matter where the growth occurs within the catchment. The nature of the infrastructure 

constraints correspondingly guides the order of the assessment, to ensure they are appropriately applied.   

Our approach to the different stages of capacity is shown conceptually in the right hand side of Figure 1.6 

(with some indication of relative scale applied).  In QLD, a significant portion of plan enabled capacity is 

commercially feasible, and a much smaller portion is (or will be) infrastructure served. As such, all capacity 

 
until 2024, however a draft Spatial Plan had been released at the time of preparing this report. As such, this HBA adopts the land 

indicatively identified for urban expansion only in the draft Spatial Plan. Areas of intensification identified in the draft Spatial Plan 

were not modelled in this HBA as these are subject to further detailed investigation. 
27 This HBA considers only redevelopment potential based on existing parcel boundaries and does not test outcomes if parcel 

boundaries are adjusted or adjoining parcels are aggregated.  
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that is infrastructure served, is also commercially feasible. This finding has guided the approach taken in 

this HBA to model and discuss development capacity in Part 2 of this report, including the order in which it 

is assessed. 

Firstly, plan enabled dwelling capacity in the short, medium, and long term is assessed through the lens of 

what is commercially feasible. At a broad level, this modelling considers the costs of delivering housing to 

the market (i.e., build costs by type) relative to the potential sales price of those dwellings (influenced by 

location in the urban environment) to determine if they are commercially feasible (profitable) to develop. 

Figure 1.6 ς Development Capacity Model ς NPS-UD Concept v QLD Situation 

 

Feasible plan enabled capacity in the urban environment in the short, medium, and long term is then 

assessed through the lens of what is infrastructure served in each time period.  That will be, or is, already 

serviced by adequate development infrastructure in the short term, will be serviced by infrastructure 

identified for funding in the LTP in the medium term, or will be serviced by infrastructure identified in the 

CƻǳƴŎƛƭΩǎ Infrastructure Strategy (2021-2031) in the long term.28  The HBA relies on data supplied by Council 

on the quantum of dwelling growth that is, or will be, infrastructure ready in regards to three waters 

infrastructure (water supply, waste water and storm water) and land transport infrastructure (taking into 

consideration roading managed by Council and Waka Kotahi). The capacity of additional infrastructure29 to 

service development capacity over time is also considered at a high-level.   

Finally, feasible plan enabled and infrastructure served dwelling capacity in the short, medium and long 

term is assessed through the lens of what is reasonably expected to be realised.30 This considers what 

quantum and type of dwellings may be expected to be delivered once commercial feasibility, infrastructure 

constraints, development/site constraints and market/developer preferences (based on recent trends and 

anticipated shifts) are factored in, given that zoning provisions enable the maximum development 

outcomes and what may be reasonably expected to be developed in some locations can be an outcome 

 
28 Refer clause 3.4(3) of the NPS-UD. 
29 Refer Glossary. 
30 Refer clause 3.26 of the NPS-UD.  



 

Page | 22 

 

less than the maximum yield. Information and commentary from stakeholders in the residential 

development market of the district has been incorporated in this assessment via a targeted online survey.31 

Where practical, this feedback has been used to validate or adjust modelling assumptions specifically 

around commercial feasibility and reasonably expected to be realised development capacity.  

The HBA concludes with an assessment of the sufficiency of development capacity for housing in the urban 

environment in the short, medium, and long term. This compares demand for dwellings by type and 

location in the urban environment, inclusive of a competitive margin of an additional 20% in the short and 

medium term and an additional 15% in the long term, with development capacity that is plan enabled, 

infrastructure ready, commercially feasible and reasonably expected to be realised by type and location.  

For the rural environment, total demand (all types and locations) is compared with total plan enabled 

dwelling capacity.32 Sufficiency of total dwelling capacity (all types) in the district by price band is also 

assessed relative to total dwelling demand by non-owner households (plus a competitiveness margin) 

based on the price band they can afford in the short, medium, and long term.  

The final step in the HBA approach is to provide a discussion on the impact of council planning and the 

provision of infrastructure on the operation of the land market, and where possible the affordability of 

housing that may be constructed on that land. 

1.3.1 Business as Usual Platform 

Lǘ ƛǎ ƛƳǇƻǊǘŀƴǘ ǘƻ ǊŜŎƻƎƴƛǎŜ ǘƘŀǘ ǘƘƛǎ ŀǎǎŜǎǎƳŜƴǘ ƛǎ ōŀǎŜŘ ŀǎ ƳǳŎƘ ŀǎ ǇƻǎǎƛōƭŜ ƻƴ ŀ Ψ.ǳǎƛƴŜǎǎ ŀǎ ¦ǎǳŀƭΩ 

όά.!¦έύ ōŀǎŜ ŎŀǎŜΣ ƛƴ ǿƘƛŎƘ ǘƘŜ ŎǳǊǊŜƴǘ ǊŜǾŜŀƭŜŘ ƘƻǳǎƛƴƎ ǇǊŜŦŜǊŜƴŎŜǎ33 and capabilities for each socio-

demographic group are assumed to continue into the medium and long term. 

This is because one key purpose of the HBA is to identify the potential effects of planning provisions and 

infrastructure on future housing provision, with a particular focus on affordability. However, affordability 

is affected by a wide range of factors, including dwelling typology and size, income trends, economic 

conditions, migration and so on, which are outside the control or influence of the Council as well as by 

factors where Council does have close influence ς notably the sufficiency of plan enabled and estimated 

feasible capacity, including provision of infrastructure.  

In order to understand the likely effect of those Council controlled or influenced factors, it is preferable to 

hold other influences as continuing at the current situation or trend, at least in the first instance. This 

becomes especially important for understanding the parameters of housing affordability in the future. 

Accordingly: 

 
31 See the supporting Technical Report for detailed results. 
32 Commercial feasibility modelling has not been carried out in the rural environment. All plan enabled capacity is assumed to be 

feasible and expected to be realised.  
33 It is acknowledged that the current ΨǊŜǾŜŀƭŜŘ ǇǊŜŦŜǊŜƴŎŜǎΩ ƻŦ ƘƻǳǎƛƴƎ Ƴŀȅ ƴƻǘ ƴŜŎŜǎǎŀǊƛƭȅ ŀƭƛƎƴ ǘƻ ƘƻǳǎŜƘƻƭŘΩǎ ǳƴŘŜǊƭȅƛƴƎ 

preferences. I.e., they assume that households are living where they prefer, and in the dwelling they prefer. This does not reflect 

the trade-offs that may have been made by some households. In the absence of better data, this HBA assumes that current patterns 

are the revealed preferences. 



 

Page | 23 

 

1. Population and households are estimated from current and projected demographic trends, to 

reflect shifts in population size and age structure, and the numbers of households of each type 

expected in the district over time.  

2. For future household incomes, in the first instance, the current (2020) household income 

distribution for households of each age and type are assumed to continue over the long term. This 

allows for overall household incomes and distributions (i.e., budget for housing controlling 

affordability) to shift according to expected demographic changes only, in the base situation. 

3. New housing typology, particularly the detached:attached split is assumed to follow the current 

trend based on consents received over the past 7 years. This allows for the expected mix of 

additional dwellings to reflect more recent trends (again reflecting revealed preferences, but also 

potentially influenced by planning and infrastructure parameters over that) where attached 

dwellings account for around half of new dwellings consented, rather than reflecting the current 

stock where detached dwellings account for over 80% of the total estate. This means the additional 

dwellings to accommodate the larger population are estimated according to the typology-and-

value mix of current additions, or the typology-and-value mix of dwellings identified in the 

feasibility analysis. The nature of the mix has direct implications for the expected price of new 

dwellings as detached dwellings are generally higher priced largely due to the cost of the land 

underlying them and the ratio of floorspace to land area possible. 

4. For housing tenure, the starting assumption is that the owned vs not-owned split for each 

household group (household type and income) persists into the future. This is on the basis that 

households in each group will achieve the same levels of ownership in the future as the equivalent 

group in 2020. It is recognised that those future households will have had a different history and 

path to dwelling ownership or otherwise from the current households. However, rather than 

speculate how the mix of economic and other circumstances might see higher or lower levels of 

ownership in the future, the most useful starting point is simple projection of the status quo for 

each group.  

In particular, that provides a starting estimate of the numbers of future households in each group 

who would be non-owners, for the assessment of future affordability. Otherwise, there is potential 

to cloud the affordability assessment with normative assumptions about changing ownership 

levels. 

This approach is to provide a basis for assessing the impacts of planning and infrastructure which is as clean 

as possible. These matters are addressed in Section 10. 

1.3.2 Future Outcomes 

An HBA is necessarily forward-looking, into the long term future, and housing and business outcomes in 

QLD will be driven by a wide range of influences - some having effect at the national level, some at the 

Otago regional level, others at the local QLD level. The requirement to project forward and examine 

outcomes over 30 years requires multi-faceted analysis including household growth, demographic change, 

land supply and development, housing demands, household incomes, housing costs, land value trends, 

built improvement trends, and others. These are all inter-related aspects of the economy, with their own 

growth and change trends going forward. Importantly too, economies are characterised by cycles as well 



 

Page | 24 

 

as trends, with both upward and downward shifts occurring over time, to temper the effects of short term 

surges.  

The future outlook for each, and their combined influence on housing outcomes, needs to be informed by 

actual trends to date, and assumptions as to future trends. This is nothing new for future projections. 

However, it is important to understand that many aspects need to be examined in combination and over 

a long time period with effects which are cumulative and often compounding. This means that even small 

and apparently conservative assumptions about change and growth may have significant effects,  

especially on the medium and long term futures which the HBA requires to be estimated. 

ME have been careful to draw on reliable external sources where available and adopt a generally 

conservative line. However, an important caveat is to state that the projected outcomes and findings in 

this report are very sensitive to the assumptions which are applied to the analysis and projections.  

1.4 Urban Environment 

Figure 1.7 ς Map of Long Term Urban Environment for QLD ς Total District 

 

An HBA is an assessment of the demand for housing land in urban environments, and the development 

capacity that is sufficient to meet that demand in the short, medium and long term. In accordance with the 

NPS-UD definition, an urban environment means any area of land that is, or is intended to be, 

predominantly urban in character, and that is, or is intended to be, part of a housing and labour market of 
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at least 10,000 people. This definition allows areas identified34 or zoned for future urban development to 

be included in the defined urban environment. It also allows discrete locations of urban land that have a 

functional relationship with each other in terms of a housing and labour market to be part of the urban 

environment, even when they are not contiguous.  

The urban environment of QLD has been defined in collaboration with Council and is illustrated in Figure 

1.7, and in more detail in Figure 1.8.35 It makes up just a small fraction of the total district area, which is 

dominated by mainly mountainous rural land. As discussed above, approximately 97% of the QLD is 

classified as an ONL/ONF in the PDP.  

The urban environment has been defined at a zone level, with the PDP providing a clear distinction between 

urban and rural zone types and the outcomes expected within them. As Special Zones are treated 

differently, they have been characterised as urban or rural based on their location and intended 

development character. The Mount Cardrona Station Special Zone and Kingston Special Zone are examples 

that have been included in the urban environment. The urban environment incorporates all zones within 

the defined UGBs, but also includes existing urban zones that do not fall inside an UGB. This includes urban 

environments in Luggate, ²ņƴŀƪŀ Airport, 36 Cardrona, Glenorchy, Lake Hayes and Kingston37. It also takes 

a long term perspective ς including indicative areas of future urban expansion as identified in the draft 

Spatial Plan (2021) ŀǎ ǘƘŜȅ ŀǊŜ άƛƴǘŜƴŘŜŘ ǘƻ ōŜ ǇǊŜŘƻƳƛƴŀƴǘƭȅ ǳǊōŀƴ ƛƴ ŎƘŀǊŀŎǘŜǊέ. These are located in 

Hawea, ²ņƴŀƪŀ South, the Eastern Corridor, and the Southern Corridor. 

¢ƘŜ ǊŜǎǘ ƻŦ ǘƘŜ ŘƛǎǘǊƛŎǘ ŀǊŜŀ ōŜƛƴƎ ƻǳǘǎƛŘŜ ƻŦ ǘƘŜ ŘŜŦƛƴŜŘ ǳǊōŀƴ ŜƴǾƛǊƻƴƳŜƴǘΣ ƛǎ ǘƘŜ ΨǊǳǊŀƭ ŜƴǾƛǊƻƴƳŜƴǘΩ ŦƻǊ 

the purpose of this HBA. The HBA is focussed primarily on the urban environment but includes analysis at 

the total district level and rural environment level where appropriate. This approach satisfies the 

requirements of the NPS-UD while also meeting the broader needs of Council for this report and evidence 

base as pressure from non-urban growth is a key resource management issue for the district.  

Figure 1.9 illustrates the locations adopted to report demand (and later capacity and sufficiency) of housing 

ƛƴ ǘƘŜ v[5 όƛƴ ǘƘŜ ²ŀƪŀǘƛǇǳ ŀƴŘ ²ņƴŀƪŀ ²ŀǊŘ ǊŜǎǇŜŎǘƛǾŜƭȅύΦ ¢ƘŜǊŜ ŀǊŜ мл ƭƻŎŀǘƛƻƴǎ ƳŀƪƛƴƎ ǳǇ ǘƘŜ 

²ŀƪŀǘƛǇǳ ²ŀǊŘ ŀƴŘ р ƭƻŎŀǘƛƻƴǎ ƳŀƪƛƴƎ ǳǇ ǘƘŜ ²ņƴŀƪŀ Ward. The maps show the spatial relationship 

between these locations and the long term urban environment (shaded pink). Some reporting locations 

include areas of urban environment and rural environment, although some locations are wholly rural (such 

as OutŜǊ ²ņƴŀƪŀύΣ ŀƴŘ ƻǘƘŜǊǎ ŀǊŜ ǿƘƻƭƭȅ ǳǊōŀƴ όǎǳŎƘ ŀǎ vǳŜŜƴǎǘƻǿƴ ¢ƻǿƴ /ŜƴǘǊŜύΦ ²ƘŜǊŜ ŀǇǇƭƛŎŀōƭŜΣ ǘƘŜ 

modelling of demand and capacity is split according to the urban environment and the rural environment 

part of each location so that they can be reported separately and in aggregate.   

  

 
34 I.e., in a growth strategy, spatial plan or FDS. 
35 Refer the supporting Technical Report for a map showing ward boundaries adopted for this HBA. We note that QLD comprises 

ǘƘŜ ²ņƴŀƪŀ ²ŀǊŘΣ !ǊǊƻǿǘƻǿƴ ²ŀǊŘ ŀƴŘ vǳŜŜƴǎǘƻǿƴ-Wakatipu Ward as defined by Statistics NZ. We have aggregated Arrowtown 

and Queenstown-²ŀƪŀǘƛǇǳ ǿŀǊŘǎ ŀƴŘ ǊŜŦŜǊǊŜŘ ǘƻ ǘƘŀǘ ŎƻƳōƛƴŜŘ ŀǊŜŀ ŀǎ ǘƘŜ ά²ŀƪŀǘƛǇǳ ²ŀǊŘέΦ 
36 Limited to the Airport Zone. 
37 With the exception of Luggate and Lake Hayes (not to be confused with Lake Hayes Estate), these urban environments have all 

been added for this HBA update. They were not included in the urban environment in the 2017 HBA. 
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Figure 1.8 ς Map of Long Term Urban Environment for QLD ς Wakatipu and ²ņƴŀƪŀ Wards 
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Figure 1.9 ς HBA 2021 Location (Reporting Area) Boundaries ς ²ŀƪŀǘƛǇǳ ŀƴŘ ²ņƴŀƪŀ ²ŀǊŘǎ 
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1.5 Report Structure 

The report is organised into three parts: 

1. Housing market assessment.38 This also includes the housing demand, supply, and current 

affordability assessment.39  

2. Housing development capacity assessment.40  

3. Conclusions. This covers assessment of the sufficiency of capacity41, a discussion on future 

affordability and the impacts of planning and infrastructure.42 

Appendix A contains a glossary of commonly used terms.  This report is supported by a condensed Summary 

Report and a Technical Report that provides further detail on certain aspects of the methodology, 

additional analysis tables, ŀǎ ǿŜƭƭ ŀǎ ŀƴŀƭȅǎƛǎ ōŀǎŜŘ ƻƴ /ƻǳƴŎƛƭΩǎ ŀƭǘŜǊƴŀǘƛǾŜ ŘǿŜƭƭƛƴƎ ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴǎ 

(that is, projections oǘƘŜǊ ǘƘŀƴ /ƻǳƴŎƛƭΩǎ ǇǊŜŦŜǊǊŜŘ ƎǊƻǿǘƘ ƻǳǘƭƻƻƪ ŦƻǊ ǇƭŀƴƴƛƴƎ ǇǳǊǇƻǎŜǎύΦ43 The Technical 

Report functions as a series of appendices for this Main Report and is not a standalone document. 

 

 
38 This responds to clause 3.23 of the NPS-UD. 
39 This responds to clause 3.24 of the NPS-UD. 
40 This responds to clause 3.25 and 3.27 of the NPS-UD. 
41 This responds to clause 3.27 of the NPS-UD. 
42 This responds to clause 3.23 of the NPS-UD. 
43 Dwelling growth projections are discussed further in Part 1 of this report.  
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PART 1 ς HOUSING MARKET ASSESSMENT 
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2 Housing Demand 
The section presents estimates of demand for housing in QLD in the short, medium, and 

long term. It takes account of expected growth in household numbers, and the socio-

demography of household growth, to identify total and additional demand for housing, in 

relation to dwelling types and locations within the district.  

A high level summary of the approach to modelling housing demand is contained in the supporting 

Technical Report. 

The NPS-UD identifies affordability as an issue and includes requirements of how well future demands will 

ōŜ ƳŜǘ ŦƻǊ άaņƻǊƛ ŀƴŘ ŘƛŦŦŜǊŜƴǘ ƎǊƻǳǇǎ ƛƴ ǘƘŜ ŎƻƳƳǳƴƛǘȅέ. It provides a non-exhaustive list of household 

types ς those of aņƻǊƛ ethnicity (including demand for papakainga housing), older households, renters and 

homeowners, low income households, seasonal workers, visitors and student accommodation. The 

guidance is clear that the assessment should cover at least these types.  

All of those groups are counted within the usually resident households of an area, except for visitors, who 

are either residents of other parts of New Zealand or overseas visitors temporarily in a city or district and 

if present are captured in the Census night population (a Tuesday in March). If seasonal workers are present 

at the time of the Census they are counted, though there are not specific statistics on seasonal workers at 

a fine grained level and household scale outside this time.  

The following analysis provides key summary information on these groups (with the exception of visitors) 

within the QLD community to the extent that they are captured in the available data. This assessment 

identifies households of aņƻǊƛ ethnicity and other main ethnicity groups, and identifies older households, 

those in the 65-74 years and 75 years and over age groups. It also differentiates households according to 

dwelling tenure (including those with and without mortgages, or dwellings owned by a trust), and 

differentiates among households according to income, since income is one of the major influences on 

housing affordability, the other aspect being price. 

Since the NPS-UD focus is on housing affordability, these matters are examined in more detail in Section 4 

with assessment of dwelling tenure and housing affordability, including detail on tenure, incomes, and 

affordability for each ethnic group in the community (Section 4.2).  

In relation to seasonal workers, it is noted that there is very limited information from which to identify 

numbers or socio-demographic characteristics, or dwelling tenure. Since they are most commonly short to 

medium term visitors for employment purposes, this group is characterised by relatively lower or middle 

to low incomes, and most are likely to be tenants (renters) rather than owners of dwellings. To that extent, 

seasonal workers ς if they are counted at Census time as being part of the usually resident population ς 

are most frequently included in the lower income and non-owner segments within the total population. 

This means they are likely to be generally counted within those identified segments, though given the 

timing of the Census in March are not counted specifically within the analysis and are likely to be 

undercounted relative to peak seasonal demands. 
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2.1 Population and Households 

The starting point for assessing future housing demand is the outlook for population and household 

numbers. The NPS-UD specifies that future demand for housing be assessed on the basis of one dwelling 

per net additional household.  

This HBA has adopted /ƻǳƴŎƛƭΩǎ Wǳƭȅ нлнл demand projections44. These projections include three scenarios 

of future growth:  

¶ Ψ/ƘŀƴƎŜ ǘƘŜ tŀǘƘΩ ς high growth scenario (and preferred growth outlook) 

¶ Ψр ȅŜŀǊ ƭŀƎΩ ς medium growth scenario  

¶ Ψмл ȅŜŀǊ ƭŀƎΩ ς low growth scenario(the lowest projection). 

!ǎǎŜǎǎƳŜƴǘ ƛƴ ǘƘƛǎ I.! ƛǎ ōŀǎŜŘ ǇǊƛƳŀǊƛƭȅ ƻƴ /ƻǳƴŎƛƭΩǎ ƘƛƎƘ ƎǊƻǿǘƘ ǎŎŜƴŀǊƛƻΣ ǿƛǘƘ ǎƻƳŜ ŀƭǘŜǊƴŀǘƛǾŜ 

assessment based on the medium growth scenario. For brevity, this HBA does not include detailed 

assessment of the low growth scenario.  

2.1.1 Total Population 

/ƻǳƴŎƛƭΩǎ population projections are set out in Table 2.1. The QLDC high projection (Change the Path 

scenario) would see an additional 10,800 persons over the decade to 2030 (+27%) and an additional 36,000 

by 2050 to reach 76,600 residents (+87%).  For comparison, Table 2.1 also shows the most recent 

StatisticsNZ όάSNZέύ projections (March 2021) for QLD45.  The SNZ series indicates substantially faster 

population growth than the QLDC projections in the short term and into the medium term, then somewhat 

slower growth in the long term. 

For this HBA, the QLDC projections have been adopted to reflect /ƻǳƴŎƛƭΩǎ ǇƻǎƛǘƛƻƴΦ ¢ƘŜ ŦƻŎǳǎ ƛǎ ƻƴ ǘƘŜ 

Change the Path (preferred) growth future, which is prudent as more capacity (plan enabled and the 

infrastructure to support it) would be required than in the medium and lowest growth future. This future 

allows for very little growth in the short term, but in the medium term (2023-2030) and again in the long 

term (2030-2050) it shows faster growth than the SNZ high projection (Figure 2.1). 

Importantly, the base population in the QLDC projections at 40,903 in 2020 is substantially lower than the 

SNZ series, which indicates 45,400 in 2020 (medium series). This is a difference of 4,490 persons or just 

under 10%.  The SNZ estimates of resident population show 47,400 by June 2020, an increase of 4,900 

persons (+12%) since June 2018 and equating to around 1,950 additional households. In contrast, the QLDC 

projection shows an additional 703 persons between 2018 and 2020, equating to around 280 additional 

households.    

 
44 CǳǊǘƘŜǊ ŘƛǎŎǳǎǎƛƻƴ ƻƴ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ǘƘŜ /ƻǳƴŎƛƭΩǎ Wǳƭȅ нлнл ǇǊƻƧŜŎǘƛƻƴǎΣ ŀƴŘ ǿƘȅ ǘƘŜ Ψ/ƘŀƴƎŜ ǘƘŜ tŀǘƘΩ ǎŎŜƴŀǊƛƻ ƛǎ ǇǊŜŦŜǊǊŜŘ 

can be found in the supporting Technical Report.  
45 Released subsequent to the commencement of the HBA assessment. 
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Table 2.1 ς Population Growth Outlook ς Short, Medium and Long Term by Scenario and Source 

 

Figure 2.1 ς Population Growth Futures QLDC and SNZ 2020-2050 

 

It is noted that any projections of future growth are subject to uncertainties, and unforeseen events. That 

said, there is a considerable science base for demographic projections based on statistics on mortality and 

birth rates and supported by information on migration flows both within New Zealand, and to and from 

overseas countries. Further, the spread of demographic projections offers scope to cover a range of 

reasonable outcomes. The SNZ series does not indicate probability of particular outcomes, though it does 

indicate that at the national level, the low population can be expected to be equalled or exceeded in 95% 

of future combinations (scenarios), the medium projection equalled or exceeded in 50% of scenarios, and 

the high outcome equalled or exceeded in 5% of scenarios. Equivalent indications are not available for the 

QLDC series. The QLDC series represents a slightly more cautious approach for Council in the long term, 

given the NPS-UD requirement to provide for at least sufficient capacity for growth. Adopting a relatively 

strong rate of growth reduces the prospect of under-estimating future housing needs. Importantly, 

projections are not forecasts. Projections are commonly used to indicate a range of possible outcomes, so 

Current

2020 2023 2020-23
2020-23 

%
2030 2020-30

2020-30 

%
2050 2020-50 2020-50 %

QLDC

Change the Path 40,903   41,152  249        0.6% 51,410  10,507 26% 76,453   35,550   87%

5 Year Lag 40,903   40,392  511-        -1.2% 50,122  9,219    23% 72,476   31,573   77%

10 year Lag 40,903   36,864  4,039-    -9.9% 43,842  2,939    7% 66,528   25,625   63%

Statistics NZ (2021)

High 46,000   51,800  5,800    12.6% 59,900  13,900 30% 81,600   35,600   77%

Medium 45,400   50,100  4,700    10.4% 55,600  10,200 22% 69,200   23,800   52%

Low 44,800   48,400  3,600    8.0% 51,500  6,700    15% 57,200   12,400   28%
Source: ME Housing Demand Model 2021

Projection

Short Term Medium Term Long Term
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that their implications and differences may be understood, without tying analysis to a specific forecast of 

what will or is most likely to happen. 

2.1.2 Population Ageing 

Similar to most areas of New Zealand, the QLD population is expected to gradually age (the average age 

will increase) over time. This means that children and younger age groups will make up a relatively smaller 

proportion of the future population, while the share in mature and older age groups increases. 

Importantly, that does not mean that the total population in younger age groups actually decreases, as the 

change is driven by the increased longevity of people, the expected age and family structure of local and 

international migrants, and the well-ǊŜŎƻƎƴƛǎŜŘ ŘŜƳƻƎǊŀǇƘƛŎ ΨōǳƳǇΩ ƻŦ ǘƘŜ Ǉƻǎǘ-War baby boom. The 

changes in the medium and long terms for each age cohort are detailed in Table 2.2, and illustrated in 

Figure 2.2.  The tables show that for most age cohorts, numbers increase in the medium and longer term 

futures.  

Table 2.2 ς Population Growth Outlook (5 Year Lag & Change the Path Future) by Age Cohort 

 

 

That said, the population structure in the long term is expected to be significantly different from currently, 

with a more even distribution of population across the age cohorts (Figure 2.2).  

2020 2030
2020-

30 %
2050

2020-50 

%
2020 2030

2020-30 

%
2050

2020-50 

%

0-4yrs 2,051     2,209    8% 2,601    27% 2,106    2,467     17% 3,029     44%

5-9yrs 2,220     2,261    2% 2,629    18% 2,223    2,491     12% 3,032     36%

10-14yrs 2,068     2,256    9% 2,621    27% 2,064    2,388     16% 3,046     48%

15-19yrs 1,638     2,301    40% 2,583    58% 1,635    2,352     44% 2,998     83%

20-24yrs 2,684     2,941    10% 3,742    39% 2,688    2,954     10% 4,034     50%

25-29yrs 5,397     5,024    -7% 6,313    17% 5,394    5,059     -6% 6,471     20%

30-34yrs 4,769     4,743    -1% 5,515    16% 4,759    4,862     2% 5,580     17%

35-39yrs 3,672     4,595    25% 5,406    47% 3,658    4,709     29% 5,498     50%

40-44yrs 2,997     4,376    46% 4,428    48% 2,991    4,442     49% 4,649     55%

45-49yrs 2,783     3,793    36% 4,046    45% 2,778    3,851     39% 4,380     58%

50-54yrs 2,350     3,212    37% 4,839    106% 2,342    3,285     40% 5,147     120%

55-59yrs 2,070     2,969    43% 5,543    168% 2,069    3,021     46% 5,691     175%

60-64yrs 1,847     2,544    38% 5,600    203% 1,845    2,586     40% 5,636     205%

65-69yrs 1,572     2,149    37% 4,435    182% 1,570    2,189     39% 4,522     188%

70-74yrs 1,210     1,750    45% 3,586    196% 1,209    1,787     48% 3,699     206%

75-79yrs 781        1,319    69% 3,335    327% 779        1,347     73% 3,384     334%

80-84yrs 440        931        112% 2,173    394% 439        942        115% 2,272     418%

85-89yrs 228        516        126% 1,635    617% 227        524        131% 1,724     659%

90+yrs 126        322        156% 1,445    1047% 127        341        169% 1,661     1208%

Total 40,903  50,211  22.8% 72,475  77.2% 40,903  51,597   26% 76,453   87%
Source: Statistics NZ 2021 ;QLDC

5 Year Lag Change the Path
Age 

Cohort
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Figure 2.2 ς Population Age Structure 2020-50 (5 Year Lag (Left) & Change the Path Future)  

 

2.1.3 Population Ethnicity Trends 

The growth projections also indicate trends in ethnicity into the long term. Nationally, the expected trend 

is for increases in the shares of the population of aņƻǊƛ, Pacific and Asian ethnicities, and a corresponding 

decrease in the proportional share of those of European and other ethnicities46. Total population of all 

ethnicities will also increase, but the rate at which they increase is the key driver of the proportional 

changes. 

There are SNZ projections by ethnicity which come with caveats because the Census 2018 records all 

ethnicities identified by respondents, and many persons specify two or more ethnicities. Accordingly, the 

SNZ ethnicity-based projections recognise two (or more) ethnicities, and so the base populations and the 

future projections sum to more than the counts and projections for the total population. To adjust for the 

over-projection, for this assessment each ethnicity-based projection has been factored down, so that the 

sum of the ethnicity-based projections matches the total projection. It is assumed that the degree of over-

count applies pro rata to each ethnicity. 

Applying the SNZ figures to QLD, the projections indicate a long term decrease in the share of European 

ethnicity, falling slowly from the current 80% to reach 72% by 2050 in the medium projection and 70% in 

the high projection (Table 2.3). The share of aņƻǊƛ ethnicity is projected to increase, from the current 5% 

to 8% (medium future), while the projected share of Pacific persons remains low (1% currently, 2% in the 

long term). The share of Asian ethnicity is quite substantial (13%) and projected to increase to 18-21% by 

2050. The projections indicate a similar path for QLD compared with the national pattern, where medium 

and long term the European share of the total population is expected to decrease, while aņƻǊƛ, Pacific and 

Asian ethnicitƛŜǎΩ ǎƘŀǊŜǎ ŀǊŜ ŜȄǇŜŎǘŜŘ ǘƻ ƛƴŎǊŜŀǎŜΦ 

 
46 http://nzdotstat.stats.govt.nz/wbos/Index.aspx  

http://nzdotstat.stats.govt.nz/wbos/Index.aspx
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Table 2.3 ς Population Growth Outlook by Ethnicity Medium and Long Term Future 

 

2.2 Household Socio-demography 2020 

The key driver of housing demand is the number of resident households, while the socio-demographic 

characteristics of households are important influences on the nature of housing demand, and the 

affordability of housing. There is considerable detail from Census 2018 and other sources about QLD 

households which gives scope for analysis in some detail. That said, this section focuses on the major 

household characteristics known to influence housing demand and affordability ς household type, 

especially as between one-person and couple households, and family households; household age, since 

stage in the life cycle is the other key driver of housing need; household ethnicity, also influencing housing 

preferences; and household income from all sources as the main influence on ability to pay for housing, 

and therefore housing affordability. These aspects are examined as two-way combinations, with household 

type as the common factor. 

As at 2020, QLD has an estimated 16,410 households, an increase of 400 over the 2018 Census figure47. 

2.2.1 Household Type and Income 

The current household structure is shown in Table 2.4. Couple households are the most numerous followed 

by Family households and then One-person households. Multi-family households and Non-family 

households, typically flatting situations, make up small shares of the total. 

There is a wide spread of household incomes, with 20% of all households with incomes of less than $50,000, 

a lower share than the national pattern.  At the other end of the spectrum, just over a third of households 

have incomes of $120,000 or higher. This is significantly higher than at the national level. The largest share 

of households lies in the mid-income bands between $50,000 and $120,000 per year. SNZ income data 

suggests that household incomes in the Otago region increased slightly by 0.2% per annum between 2015 

and 2020. There are important segments in the lower income bands which include single person 

 
47 QLDC July 2020 Projections. 

2020 2023 2030 2050
2020-50 

%
2020 2023 2030 2050

2020-50 

%

European 32,867  31,944  39,015   52,537  60% 32,523  32,075   39,176   53,411   64%

aņƻǊƛ 2,237     2,249    3,014     5,462    144% 2,224    2,287     3,048      5,483     147%

Pacific 496        508        713        1,282    158% 534        564        807         1,577     195%

Asian 5,303     5,691    7,381     13,195  149% 5,622    6,226     8,379      15,982   184%

Total 40,903  40,392  50,123   72,476  77% 40,903  41,152   51,410   76,453   87%

Share %

European 80% 79% 78% 72% 80% 78% 76% 70%

aņƻǊƛ 5% 6% 6% 8% 5% 6% 6% 7%

Pacific 1% 1% 1% 2% 1% 1% 2% 2%

Asian 13% 14% 15% 18% 14% 15% 16% 21%

Total 100% 100% 100% 100% 100% 100% 100% 100%
Source: Statistics NZ 2021

Ethnicity

5 Year Lag Change the Path
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households (many of them retired persons) and 1-parent families., both in the relatively vulnerable 

categories for non-owner households.   

Table 2.4 ς Households by Type and Income Band 2020 

 

To illustrate the important relationships between household types and income levels, the lower part of 

Table 2.4 indicates the relative concentration of each type by income segment within the community. 

Values shaded blue show higher than just pro rata incidence.48 To illustrate, one person households are 

strongly represented in the lowest income band, as are 1-parent families. Couple households and 2-parent 

families with children have a relatively high incidence in the middle and upper income bands. Values of less 

than 1.0 indicate relatively lower incidence. 

2.2.2 Household Age 

Table 2.5 shows the distribution of household types across the age cohorts. As expected, in the younger 

age cohorts, families with children dominate, whereas in the older age cohorts, single person households 

and couples dominate.  

This pattern is as expected given the changes as households progress through the life stages, and families 

ǿƛǘƘ ŎƘƛƭŘǊŜƴ ǘƘŜƴ ƎƛǾŜ ǿŀȅ ǘƻ άŜƳǇǘȅ ƴŜǎǘŜǊέ ŎƻǳǇƭŜǎ ŀƴŘ ǎingles later in life. That said, the affordability 

issue often becomes progressively more important for non-owner households in the middle and later years, 

as remaining lifetime earning potential reduces, and ability to access housing finance often reduces.  

 
48 ¢Ƙƛǎ ƛǎ ƛƴ ŜŦŦŜŎǘ ŀ ΨƭƻŎŀǘƛƻƴ ǉǳƻǘƛŜƴǘΩ ǿƘŜǊŜ ǾŀƭǳŜǎ ƎǊŜŀǘŜǊ ǘƘŀƴ мΦл ǎƘƻǿ ƘƛƎƘŜǊ ǘƘŀƴ ǇǊƻ Ǌŀǘŀ ƛƴŎƛŘŜƴŎŜΦ   

Household Type <$30,000 $30-50,000 $50-70,000 $70-100,000$100-120,000$120-150,000 $150,000+ Total

One Person household 1,036         892            630            398           99               56               153           3,264       

Couple household 208            509            802            1,246        1,077          711             1,713        6,266       

2 Parents 1-2 children 43              92              316            698           730             477             1,254        3,610       

2 Parents 3+ children 9                15              27              130           113             66               300           660          

1 Parent Family 181            181            178            167           88               49               99             943          

Multi-family household -             -             3                30             59               39               348           479          

Non-family household 23              71              110            250           229             143             366           1,192       

Total Households 1,500         1,760         2,066         2,919        2,395          1,541          4,233        16,414     

One Person household 6.3% 5.4% 3.8% 2.4% 0.6% 0.3% 0.9% 19.9%

Couple household 1.3% 3.1% 4.9% 7.6% 6.6% 4.3% 10.4% 38.2%

2 Parents 1-2 children 0.3% 0.6% 1.9% 4.3% 4.4% 2.9% 7.6% 22.0%

2 Parents 3+ children 0.1% 0.1% 0.2% 0.8% 0.7% 0.4% 1.8% 4.0%

1 Parent Family 1.1% 1.1% 1.1% 1.0% 0.5% 0.3% 0.6% 5.7%

Multi-family household 0.0% 0.0% 0.0% 0.2% 0.4% 0.2% 2.1% 2.9%

Non-family household 0.1% 0.4% 0.7% 1.5% 1.4% 0.9% 2.2% 7.3%

Total Households 9.1% 10.7% 12.6% 17.8% 14.6% 9.4% 25.8% 100.0%

Relative Concentration

One Person household 3.47           2.55           1.53           0.69          0.21            0.18            0.18          

Couple household 0.36           0.76           1.02           1.12          1.18            1.21            1.06          

2 Parents 1-2 children 0.13           0.24           0.70           1.09          1.39            1.41            1.35          

2 Parents 3+ children 0.15           0.21           0.33           1.11          1.17            1.07            1.76          

1 Parent Family 2.10           1.79           1.50           1.00          0.64            0.55            0.41          

Multi-family household -             -             0.05           0.35          0.84            0.87            2.82          

Non-family household -             -             0.73           1.18          1.32            1.28            1.19          
Source: ME Housing Demand Model 2021
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The relative concentration ratio shows more one-person and couple households in the older age cohorts, 

and families with children relatively grouped into the younger age bands, consistent with their respective 

place and movement through the life stages.  

Table 2.5 ς Households by Type and Age 2020 

 

2.2.3 Household Ethnicity 

Table 2.6 shows the estimated distribution of household types across the ethnicity groups. Households of 

European ethnicity are relatively concentrated in the One person and Couple household segments, a 

pattern generally consistent with their older average ages. Households of aņƻǊƛ, Pacific and Asian 

ethnicities show relatively stronger incidence across family households with children, both 2-parent and 1-

parent.  

Household Type 15-29 30-39 40-49 50-64 65-74 75+ Total

One Person household 296            442            400            943           583             600             3,264        

Couple household 851            1,151         636            1,827        1,297          504             6,266        

2 Parents 1-2 children 279            1,164         1,372         739           56               -              3,610        

2 Parents 3+ children 4                210            349            95             1                 1                 660           

1 Parent Family 59              171            382            284           26               21               943           

Multi-family household 167            154            59              99             -             -              479           

Non-family household 575            328            143            111           26               9                 1,192        

Total Households 2,231         3,620         3,341         4,098        1,989          1,135          16,414      

One Person household 1.8% 2.7% 2.4% 5.7% 3.6% 3.7% 19.9%

Couple household 5.2% 7.0% 3.9% 11.1% 7.9% 3.1% 38.2%

2 Parents 1-2 children 1.7% 7.1% 8.4% 4.5% 0.3% 0.0% 22.0%

2 Parents 3+ children 0.0% 1.3% 2.1% 0.6% 0.0% 0.0% 4.0%

1 Parent Family 0.4% 1.0% 2.3% 1.7% 0.2% 0.1% 5.7%

Multi-family household 1.0% 0.9% 0.4% 0.6% 0.0% 0.0% 2.9%

Non-family household 3.5% 2.0% 0.9% 0.7% 0.2% 0.1% 7.3%

Total Households 13.6% 22.1% 20.4% 25.0% 12.1% 6.9% 100.0%

Relative Concentration

One Person household 0.67           0.61           0.60           1.16          1.47            2.66            

Couple household 1.00           0.83           0.50           1.17          1.71            1.16            

2 Parents 1-2 children 0.57           1.46           1.87           0.82          0.13            -              

2 Parents 3+ children 0.04           1.44           2.60           0.58          0.01            0.02            

1 Parent Family 0.46           0.82           1.99           1.21          0.23            0.32            

Multi-family household 2.57           1.46           0.61           0.83          -             -              

Non-family household 3.55           1.25           0.59           0.37          0.18            0.11            
Source: ME Housing Demand Model 2021
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Table 2.6 ς Households by Type and Ethnicity 2020 

   

2.3 Household Growth 

The population growth underpins the growth in household numbers. Generally, household numbers tend 

to increase slightly ahead of population growth. There are a number of reasons for this, notably because 

the ageing of the population sees higher shares in the adult age groups with potential to form their own 

households, while social trends have seen higher shares of one-person households.  

This section addresses overall household growth at the district level, and projected changes in key factors 

influencing housing demand, notably household type, and household incomes. The household projections 

are derived from the QLDC projections of resident houses ς further detail is provided in the supporting 

Technical Report. 

2.3.1 Total Households 

Estimated future household numbers are set out in Table 2.749. In the Change the Path (high) projection, 

household numbers are projected to increase slowly from the current 16,414 households (June 2020) by 

only 1% in the short term, then 29% in the medium term, and nearly double (+99%) in the long term. The 

annual increase would be some 70 in the short term, then increasing to around 470 per year over the next 

 
49 See also the supporting Technical Report for a graph of these projections from 2020-2050.  

Household Type European aņƻǊƛPacific Asian Total

One Person household 2,754           136           32             346           3,268       

Couple household 5,205           266           62             733           6,266       

2 Parents 1-2 children 2,852           167           41             557           3,617       

2 Parents 3+ children 522              28             7               102           659          

1 Parent Family 760              40             6               129           935          

Multi-family household 370              26             4               77             477          

Non-family household 917              65             14             196           1,192       

Total Households 13,380        728           166           2,140       16,414     

One Person household 16.8% 0.8% 0.2% 2.1% 19.9%

Couple household 31.7% 1.6% 0.4% 4.5% 38.2%

2 Parents 1-2 children 17.4% 1.0% 0.2% 3.4% 22.0%

2 Parents 3+ children 3.2% 0.2% 0.0% 0.6% 4.0%

1 Parent Family 4.6% 0.2% 0.0% 0.8% 5.7%

Multi-family household 2.3% 0.2% 0.0% 0.5% 2.9%

Non-family household 5.6% 0.4% 0.1% 1.2% 7.3%

Total Households 81.5% 4.4% 1.0% 13.0% 100.0%

Relative Concentration

One Person household 1.03             0.94          0.97          0.81          

Couple household 1.02             0.96          0.98          0.90          

2 Parents 1-2 children 0.97             1.04          1.12          1.18         

2 Parents 3+ children 0.97             0.96          1.05          1.19         

1 Parent Family 1.00             0.96          0.63          1.06         

Multi-family household 0.95             1.23          0.83          1.24         

Non-family household 0.94             1.23          1.16          1.26         
Source: ME Housing Demand Model 2021 (note European includes other ethnicities)
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decade, and 540 over the long term. This future would see 21,140 resident households in the district by 

2030, and 32,730 by 2050. 

Table 2.7 ς Household Growth Outlook Medium (5 Yr Lag) and High (Change the Path) Futures 

 

2.3.2 Household Demography and Income 

As well as growth in household numbers, considerable change is anticipated in the composition of 

households. The general trend in the overall average ageing of the population will result in increases in 

One-person households and Couple households,  with relatively smaller but still significant net increases in 

family households with children (Table 2.8). 

Table 2.8 ς Household Growth Outlook by Type (Change the Path Future) 

 

This future would see one person and couple households accounting for around three-quarters of the total 

household growth in the medium term, and in the long term. Nevertheless, the socio-demographic 

structure of the household sector is expected to shift relatively slowly over time. This is shown in Figure 

2.3. 

Future 2018 2020 2023 2028 2030 2033 2038 2043 2048 2050

5 Yr Lag 16,070   16,410  16,300  19,430   20,580  22,340 25,200  28,120   30,200   31,030   

Change Path 16,070   16,410  16,620  19,520   21,140  23,670 26,590  29,170   31,700   32,730   

Change 5 Yr Lag 110-        3,020     4,170    5,930    8,790    11,710   13,790   14,620   

Change Change Path 210        3,110     4,730    7,260    10,180  12,760   15,290   16,320   

Change 5 Yr Lag % -1% 18% 25% 36% 54% 71% 84% 89%

Change Change Path % 1% 19% 29% 44% 62% 78% 93% 99%

Change 5 Yr Lag %pa -0.2% 2.1% 2.3% 2.4% 2.4% 2.4% 2.2% 2.1%

Change Change Path %pa 0.4% 2.2% 2.6% 2.9% 2.7% 2.5% 2.4% 2.3%
Source: ME Housing Demand Model 2021Infometrics 2019 Totals rounded to nearest 10

Current

2020 2023 2020-23
2020-23 

%
2030 2020-30

2020-30 

%
2050 2020-50

2020-50 

%

One Person household 3,260      3,340      80            2% 4,510        1,250      38% 7,410       4,150      127%

Couple household 6,270      6,520      250         4% 8,510        2,240      36% 14,000     7,730      123%

2 Parents 1-2 children 3,610      3,550      60-            -2% 4,360        750         21% 6,050       2,440      68%

2 Parents 3+ children 660         660          -          0% 820           160         24% 1,070       410         62%

1 Parent Family 940         930          10-            -1% 1,060        120         13% 1,560       620         66%

Multi-family household 480         470          10-            -2% 560           80           17% 730           250         52%

Non-family household 1,190      1,150      40-            -3% 1,320        130         11% 1,910       720         61%

Total 16,410    16,620    210         1% 21,140     4,730      29% 32,730     16,320    99%
Source: ME Housing Demand Model 2021 Totals rounded to nearest 10

Short Term Medium Term Long Term

Household Type
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Figure 2.3 ς Projected Households QLD ς Change the Path Future 

 

In the survey of local residential development stakeholders, respondents were asked what their target 

household type was (when selling to the market), the significant majority of responses were family 

households, including those delivering duplex and terrace housing. Only one respondent most targeted 

single or couple households in the retirement market. Given the projected growth of One-person and 

Couple households, this suggests that the residential development market in QLD may need to shift its 

supply focus somewhat if the future demand by Couple and One-person households is also to be met 

(based on this sample of responses). 

The changes in household demography are likely to be associated with shifts in household incomes. As a 

starting point, the current relationships between household demography and household income are 

expected to persist into the medium term. The projected patterns in the Change the Path future are shown 

in Table 2.9.  

Table 2.9 ς Household Growth Outlook by Income High Growth (Change the Path Future) 

 

Current

2020 2023 2020-23
2020-23 

% 2030 2020-30 2020-30 % 2050 2020-50 2020-50 %

Under $30,000 1,500      1,570     70          5% 2,120    620       41% 3,860     2,360      157%

$30-50,000 1,760      1,820     60          3% 2,420    660       38% 4,230     2,470      140%

$50-70,000 2,070      2,110     40          2% 2,710    640       31% 4,400     2,330      113%

$70-100,000 2,920      2,940     20          1% 3,700    780       27% 5,540     2,620      90%

$100-120,000 2,400      2,410     10          0% 2,990    590       25% 4,280     1,880      78%

$120-150,000 1,540      1,550     10          1% 1,920    380       25% 2,740     1,200      78%

$150,000+ 4,230      4,230     -        0% 5,280    1,050    25% 7,690     3,460      82%

Total 16,420   16,630  210       1% 21,140  4,700    29% 32,740   16,300   99%
Source: ME Housing Demand Model 2021 Totals rounded to nearest 10

Household Income Band
Short Term Medium Term Long Term
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2.4 Current Housing Demand 2020 

2.4.1 Dwelling Pattern 2018 

Table 2.10 provides a summary of the total QLD housing supply and occupancy as at Census 2018. It shows 

19,845 private dwellings and 558 non-private dwellings (total dwellings 20,043).50 The non-private 

dwellings are shown for completeness and include dwellings described as providing communal types of 

accommodation - these dwellings provide for a proportion of demand, particularly temporary or transitory 

demand from visitors - some of these dwellings however provide temporary accommodations for residents 

while they are in hospital or prison so are in addition to demand. Of the private dwellings 13,719 (69%) 

were recorded as occupied at the Census with another 12% indicated as residents being temporarily 

absent. That indicated up to 16% of private dwellings were not usually occupied. Including non-private 

dwellings, 16,401 were indicated as occupied, with 3,291(16%) not usually occupied. The estimate of 

occupied private dwellings (13,719 occupied + 2,313 owners away = 16,032) concords reasonably well with 

the number of usually resident households at 2018. Note that these numbers are drawn from Census, and 

the total of 19,845 private dwellings as at March 2018 is close to the QLD estimate of 19,848 as at June 

2018.   

Table 2.10 ς Housing Supply Situation QLD at Census 2018 

 

It is noted that Census figures can over-state the numbers of usually unoccupied dwellings, especially 

because of the difficulty of identifying usual residents who are absent at Census time. Studies by SNZ in 

some main cities have shown that commonly between only 0.5% and 1.0% of dwellings are usually 

unoccupied, in most instances a smaller figure than the Census snapshot. The situation is complicated in 

towns such as Queenstown where tourism is an important part of the economy, and a higher share than 

the national average of the total estate is holiday dwellings51, owned by usual residents of other areas. The 

QLDC estimates show 19,848 total dwellings in 2018, so there is close agreement between sources. 

 
50 ²Ŝ ƴƻǘŜ ǘƘŀǘ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǇǊƻƧŜŎǘƛƻƴǎ ǎǘŀǘŜ ǘƻǘŀƭ ƘƻǳǎŜǎ ƛƴ нлму ŀǎ мфΣупуΣ ǎƻ ŜǎǎŜƴǘƛŀƭƭȅ ǊŜŦƭŜŎǘƛƴƎ ǇǊƛǾŀǘŜ ŘǿŜƭƭƛƴƎǎ ƛƴ /ensus 

terms.   
51 There is no formal count of holiday dwellings, however the Census shows that QLD had 16% of its dwellings recordeŘ ŀǎ Ψ9ƳǇǘȅ 

5ǿŜƭƭƛƴƎΩ ǿƘŜǊŜŀǎ ŦƻǊ bŜǿ ½ŜŀƭŀƴŘ ŀǎ ŀ ǿƘƻƭŜ ǘƘŜ ŦƛƎǳǊŜ ǿŀǎ ǎǳōǎǘŀƴǘƛŀƭƭȅ ƭƻǿŜǊ ŀǘ рΦл҈Φ 

Census 2018
Private 

Dwellings

Private 

Dwellings %
NZ Average

Non-Private 

Dwellings

Non-Private 

Dwellings %

NZ 

Average

Total 

Dwellings

Total 

Dwellings %

NZ 

Average

Private Dwellings1 19,845      100% 558            100% 20,403      100%

Occupied 13,719      69% 89% 342            61% 66% 14,061      69% 89%

Unoccupied 5,418         27% 10% 213            38% 33% 5,631        28% 10%

  Owners Away 2,313         12% 5% 27              5% 8% 2,340        11% 5%

  Empty Dwelling 3,105         16% 5% 186            33% 25% 3,291        16% 5%

Usually Occupied 16,032      81% 94% 369            66% 74% 16,401      80% 94%

Usually Unoccupied 3,105         16% 6% 186            33% 26% 3,291        16% 6%

Under Construction 705            4% 1% 3                1% 1% 711            3% 1%

Compare Resident Households (2018) 16,070      

Difference (n) 331-            

Difference % -2.0%
Source: Census 2018; 1 includes under construction
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The QLD projections for 2018 indicate 16,064 resident houses, and 3,784 holiday houses, and the 

differences from the Census data for 2018 are small.   

2.4.2 Housing Demand and Tenure 2020 

Table 2.11 provides detail of the overall dwelling tenure patterns and dwelling types for 2020. These 

estimates are based on the patterns identified from Census 2018, factored up according to estimated   

growth in household numbers between 2018 and 2020 (based on the QLD projections). It is assumed that 

the relationships between dwelling tenure and dwelling type evident in 2018 have endured across the two 

years, and these have been applied pro rata according to numbers of resident households for 202052. 

As at 2020, some 83% of dwellings occupied by resident households were separate houses, with a further 

17% attached dwellings. The attached dwellings are predominantly 2-3 storey buildings (according to 

Census data), with around one-third of attached dwellings in buildings of 1 storey.  

Table 2.11 ς Estimated Dwelling Tenure and Dwelling Types 2020 

 

The table also shows the tenure pattern across QLD. Overall, some 64% of dwellings are owned or in a trust, 

with 36% rented. Of those owned, more than half are either owned without a mortgage (22%) or held in a 

trust (24%).  The other owned dwellings (17% of the total) are owned with a mortgage.  

The ownership rates are higher for separate houses than for attached dwellings. The estate includes some 

9,306 owned separate houses (two thirds of all separate houses), and 1,202 owned attached dwellings, or 

10,520 owned dwellings overall. In contrast, ownership rates are lower for attached dwellings with more 

than half of these currently rented. 

 
52 For longer term assessment, allowance is made for communities and markets to evolve over time. However, across a period of 

just two years, it is considered more robust to assume nil change. 

Detached Total

Separate 

House

Joined 1 

Storey

Joined 2-

3 Storey

Joined 4+ 

Storey

Total 

Attached

Other 

Dwelling

Total 

Dwellings

Owned with mortgage 3,160        179         339         4             522          -           3,682        

Owned without mortgage 2,551        122         182         1             305          -           2,856        

Owned by Trust 3,595        139         236         -          375          12            3,982        

Total Owned or in Trust 9,306        440         757         5             1,202       12            10,520      

Not Owned 4,241        493         1,106      11           1,610       40            5,891        

Not elsewhere included -             -          -          -          -           -           -             

Total Housing 13,547      933         1,863      16           2,812       52            16,411      

Owned with mortgage 19% 1% 2% 0% 3% 0% 22%

Owned without mortgage 16% 1% 1% 0% 2% 0% 17%

Owned by Trust 22% 1% 1% 0% 2% 0% 24%

Total Owned or in Trust 57% 3% 5% 0% 7% 0% 64%

Not Owned 26% 3% 7% 0% 10% 0% 36%

Not elsewhere included 0% 0% 0% 0% 0% 0% 0%

Total Housing 83% 6% 11% 0% 17% 0% 100%
Source: ME Housing Demand Model 2021

Attached
Dwelling Tenure 2020
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This base pattern is important in relation to projected growth in household numbers and implied demand 

for additional dwellings, especially as to considerations of dwelling affordability and future ownership and 

rental rates.  

2.4.3 Household Type and Tenure 2020 

Table 2.12 provides detail of the overall dwelling tenure patterns among different types of households. 

Dwellings are differentiated by detached and attached only, and the ΨNot OwnedΩ category includes a small 

number of dwellings for which tenure is not specified. The overall pattern reflects the household structure 

in the QLD community. 

However, there are important differences between household types in terms of the dwellings occupied, 

and dwelling tenure. To show this, the lower part of the table indicates the relative concentration or 

incidence within the community, with blue-shading showing higher than just pro rata incidence. The 

relative concentration ratios show that:  

¶ Couple households have a high incidence of living in detached dwellings which they own. 

¶ For One-person households there is a relatively high concentration into attached dwellings, both 

owned and rented.   

¶ 2-parent families show higher concentration into detached dwellings, especially larger families 

with 3 or more children.  

¶ 1-parent families have relatively low incidence of dwelling ownership and are especially 

concentrated into detached rental dwellings.  

¶ Multi-family households and non-family households are relatively concentrated in rental 

detached dwellings.  

¶ The reverse obviously applies where relative incidence is less than 1.0. .  
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Table 2.12 ς Household Types and Dwelling Tenure 2020 

 

These patterns offer simple but important guidance as to future housing needs and preferences, 

particularly because different segments within the community are expected to grow at different rates into 

the future. Future housing demand by type is discussed further in Section 2.5. 

That said, the concentration ratios are guidance, and not absolute measures. There are substantial 

numbers of households across both detached and attached dwellings, and both ownership and rental (as 

shown in the simple number count in the upper part of Table 2.12).  

2.4.4 Household Income and Tenure 2020 

The relationships between household income and dwelling type and tenure also show clear patterns (Table 

2.13). Middle and lower income households show relatively high incidence in rented dwellings, both 

detached and attached. When dwellings are owned, there is relatively strong concentration into attached 

dwellings. 

The pattern is rather different for middle to higher income households. These show relatively high 

incidence of ownership, rather than rental, and ownership of detached rather than attached dwellings. 

Again, the caveat is that there are substantial numbers of households in each income band across both 

detached and attached dwellings, and both ownership and rental.  

These patterns imply a strong correlation between household income and tenure, and household income 

and type. This implies that higher income peƻǇƭŜ ΨǇǊŜŦŜǊΩ ǘƻ ǇǳǊŎƘŀǎŜ ǎǘŀƴŘŀƭƻƴŜ ƘƻǳǎŜǎ ǘƘŀƴ ǊŜƴǘ ŀǘǘŀŎƘŜŘ 

ƻƴŜǎΦ Lǘ ŀƭǎƻ ƘƛƎƘƭƛƎƘǘǎ ǘƘŀǘ ƭƻǿŜǊ ƛƴŎƻƳŜ ǇŜƻǇƭŜ ΨǇǊŜŦŜǊΩ όƻǊ ƘŀǾŜ ŀ ƘƛƎƘŜǊ ƛƴŎƛŘŜƴŎŜ ƻŦύ ŎƘƻƻǎƛƴƎ ǘƻ ƭƛǾŜ ƛƴ 

Detached Attached Total Detached Attached Total Detached Attached Total

One Person household 1,832        366         2,198         713           353          1,066      2,545        719          3,264      

Couple household 3,885        474         4,359         1,231        673          1,904      5,116        1,147      6,263      

2 Parents 1-2 children 2,305        235         2,540         873           200          1,073      3,178        435          3,613      

2 Parents 3+ children 452            35            487            147           31             178          599            66            665         

1 Parent Family 385            60            445            387           113          500          772            173          945         

Multi-family household 176            40            216            195           67             262          371            107          478         

Non-family household 272            4              276            694           214          908          966            218          1,184      

Total Households 9,307        1,214      10,521       4,240        1,651       5,891      13,547      2,865      16,412   

One Person household 11% 2% 13% 4% 2% 6% 16% 4% 20%

Couple household 24% 3% 27% 8% 4% 12% 31% 7% 38%

2 Parents 1-2 children 14% 1% 15% 5% 1% 7% 19% 3% 22%

2 Parents 3+ children 3% 0% 3% 1% 0% 1% 4% 0% 4%

1 Parent Family 2% 0% 3% 2% 1% 3% 5% 1% 6%

Multi-family household 1% 0% 1% 1% 0% 2% 2% 1% 3%

Non-family household 2% 0% 2% 4% 1% 6% 6% 1% 7%

Total Households 57% 7% 64% 26% 10% 36% 83% 17% 100%

Relative Concentration

One Person household 0.99          1.52        1.05           0.85          1.08         0.91         0.94           1.26        

Couple household 1.09          1.02        1.09           0.76          1.07         0.85         0.99          1.05        

2 Parents 1-2 children 1.13          0.88        1.10           0.94          0.55         0.83         1.07          0.69         

2 Parents 3+ children 1.20          0.71        1.14           0.86          0.46         0.75         1.09          0.57         

1 Parent Family 0.72           0.86        0.73           1.59          1.19         1.47        0.99          1.05        

Multi-family household 0.65           1.13        0.70           1.58          1.39         1.53        0.94           1.28        

Non-family household 0.41           0.05        0.36           2.27          1.80         2.14        0.99          1.05        
1 Not Owned includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Owned or Trust Not Owned1 Total
Household Type 2020
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rented and or attached housing. These patterns are not entirely surprising given the strong correlation 

between type, tenure and cost, with owning (particularly the saving of a deposit in addition to paying rent) 

being more expensive than renting, and attached dwellings generally being less expensive (at least on a 

weekly-outgoings basis) to buy (or rent) than detached dwellings. 

Table 2.13 ς Household Income and Dwelling Tenure 2020 

 

2.4.5 Tenure and Dwelling Type by Ethnicity 

The relationships between household ethnicity and dwelling type and tenure show equally clear patterns 

(Table 2.14). Households of European and other ethnicity show higher incidence of dwelling ownership, for 

both detached and attached dwellings. Households of aņƻǊƛ, Pacific and Asian ethnicities show higher 

incidence in rented dwellings, again for both detached and attached typologies.  

Dwelling ownership rates are significantly higher for households of European ethnicity at around 67% 

compared with the overall QLD average of 63%. It is substantially higher than for households of aņƻǊƛ 

ethnicity (around half), Pacific ethnicity and Asian ethnicity (just under half).  However, the occupation of 

detached dwellings is high across all ethnicities, at 87% overall. 

Detached Attached Total Detached Attached Total Detached Attached Total

Under $30,000 828            113         941            434           124          558          1,262        237          1,499      

$30-50,000 990            145         1,135         412           215          627          1,402        360          1,762      

$50-70,000 1,131        173         1,304         546           213          759          1,677        386          2,063      

$70-100,000 1,568        220         1,788         810           321          1,131      2,378        541          2,919      

$100-120,000 1,328        180         1,508         607           280          887          1,935        460          2,395      

$120-150,000 856            117         973            387           180          567          1,243        297          1,540      

$150,000+ 2,604        267         2,871         1,046        318          1,364      3,650        585          4,235      

Total Households 9,305        1,215      10,520       4,242        1,651       5,893      13,547      2,866      16,413   

Under $30,000 5% 1% 6% 3% 1% 3% 8% 1% 9%

$30-50,000 6% 1% 7% 3% 1% 4% 9% 2% 11%

$50-70,000 7% 1% 8% 3% 1% 5% 10% 2% 13%

$70-100,000 10% 1% 11% 5% 2% 7% 14% 3% 18%

$100-120,000 8% 1% 9% 4% 2% 5% 12% 3% 15%

$120-150,000 5% 1% 6% 2% 1% 3% 8% 2% 9%

$150,000+ 16% 2% 17% 6% 2% 8% 22% 4% 26%

Total Households 57% 7% 64% 26% 10% 36% 83% 17% 100%

Relative Concentration

Under $30,000 0.97           1.02        0.98           1.12          0.82         1.04        1.02          0.91         

$30-50,000 0.99          1.11        1.00           0.90          1.21         0.99        0.96           1.17        

$50-70,000 0.97           1.13        0.99           1.02          1.03         1.02        0.98          1.07        

$70-100,000 0.95           1.02        0.96           1.07          1.09         1.08        0.99          1.06        

$100-120,000 0.98           1.02        0.98           0.98          1.16         1.03        0.98           1.10        

$120-150,000 0.98          1.03        0.99           0.97          1.16         1.03        0.98           1.10        

$150,000+ 1.08          0.85        1.06           0.96          0.75         0.90         1.04          0.79         
1 Not Owned includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Household Income
Owned or Trust Not Owned1 Total
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Table 2.14 ς Household Ethnicity and Dwelling Tenure Queenstown Lakes District 2020 

 

2.5 Future Housing Demand 

The descriptions of the 2020 household and housing situation provide important base material for 

assessing future housing demands in QLD. The current patterns have been established over many years of 

growth and change. While the demographic and ethnic structure of the population is expected to change, 

and directly affect the mix of households as well as numbers, the established socio-demographic 

parameters can be expected to change relatively slowly and incrementally over time. 

This means that several important patterns within overall housing demand in QLD ŀǊŜ ŎƭŜŀǊ ƛƴ ǘƘŜ ΨōƛƎ 

ǇƛŎǘǳǊŜΩ ǿƘƛŎƘ ƛǎ ŘŜǎŎǊƛōŜŘ ōȅ ƘƻǳǎŜƘƻƭŘ ŘŜƳƻƎǊŀǇƘȅΣ ƛƴŎƻƳŜ ŀƴŘ ŜǘƘƴƛŎƛǘȅΦ  

Further, for the housing assessment it is important to cover the total household and housing patterns in 

the short, medium and long term, and not focus on just the changes from 2020. This is because the resident 

population and the household sector change and evolve over time. Most of the households identified in 

the medium term projections are already in the 2020 household structure, albeit 10 years younger than 

they will be in 2030. The same applies in the long term to 2050. At the same time, new household 

formations, child-bearing and rearing, and ageing and passing on see the population structure steadily 

changing. Many households who are currently non-owners will become dwelling owners in the medium 

term and longer term. At the same time, many younger persons will leave their family home in their later 

teens or early twenties, often to form their own households, and often transitioning from non-family 

households in renting situations to become couples and parents with families. 

In the same way, dwelling tenure patterns and the dwelling estate itself will continue to change and evolve.  

Dwellings age and depreciate, commonly with improvement values falling or being static in real terms, even 

as land values characteristically rise as urban economies grow. A significant proportion of dwelling 

construction in the district is also likely to involve replacement either on a like for like basis (one old dwelling 

replaced with one new dwelling) or from redevelopment - one old dwelling replaced with 2 or more new 

dwellings. This means that total dwelling consents would need to be greater than population driven growth 

Detached Attached Total Detached Attached Total Detached Attached Total

European 8,636        975         9,611         3,911        1,365       5,276      12,547      2,340      14,887   

aņƻǊƛ 290            75            365            132           95             227          422            170          592         

Pacific 36              19            55              -            -           -           36              19            55           

Asian 344            145         489            198           190          388          542            335          877         

Total 9,306        1,214      10,520       4,241        1,650       5,891      13,547      2,864      16,411   

European 53% 6% 59% 24% 8% 32% 76% 14% 91%

aņƻǊƛ 2% 0% 2% 1% 1% 1% 3% 1% 4%

Pacific 0% 0% 0% 0% 0% 0% 0% 0% 0%

Asian 2% 1% 3% 1% 1% 2% 3% 2% 5%

Total 57% 7% 64% 26% 10% 36% 83% 17% 100%

Relative Concentration

European 1.02          0.89        1.01           1.02          0.91         0.99        1.02          0.90         

aņƻǊƛ 0.86           1.71        0.96           0.86          1.60         1.07        0.86           1.65        

Pacific 1.15          4.67        1.56           -            -           -           0.79           1.98        

Asian 0.69           2.24        0.87           0.87          2.15         1.23        0.75           2.19        
1 Not Owned includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Household Ethnicity
TotalOwned or Trust Not Owned1
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in order to keep up with housing demand. That said, the rapid growth in QLD means that much of the 

dwelling stock is of relatively young age, so that direct replacement rates are relatively low. 

All of these factors mean that the future situation cannot be assessed simply by considering the net changes 

from the present, and assuming those net changes can accurately represent demand for additional 

housing. Accordingly, this analysis covers both the total situation and the net changes for assessing housing 

needs ōŀǎŜŘ ƻƴ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǇǊŜŦŜǊǊŜŘ ƎǊƻǿǘƘ.  

2.5.1 Short Term ΨChange the PathΩ Future (High Growth) 

In the short term, the projected housing demand from residents is for an additional 205 households by 

2023, an increase of around 1%.  

Table 2.15 shows the projected change over the period by dwelling type and tenure. The base position is 

that the 2018 ownership patterns for detached and attached dwellings are assumed to continue into the 

future with changes reflecting only the changing mix of dwelling types. This allows for some continuation 

of the long term trend for dwelling ownership rates to slowly decline. However, beyond that, there is no 

further change assumed in dwelling ownership.  

There are two reasons. First, shifts in ownership are driven by a number of factors, including demographic 

change, access to finance and dwelling affordability.  Attempting to project or model ownership changes is 

a demanding technical assessment, beyond the scope of the HBA structure. The second reason is that much 

of the focus of the HBA analysis is housing affordability, and the possible effects on that of planning and 

infrastructure. Affordability is a key driver of ownership levels. The logical path for evaluation is to start 

from the current levels of ownership and use the assessment of affordability to offer comment on the 

likelihood of ownership level improving or declining in the future. This helps isolate the effects of planning 

and infrastructure from the range of other factors which affect affordability and ownership levels.  

The situation is more straightforward for shifts in dwelling typology. The long term trends are generally 

more stable and obvious, are evident nationally and are clear within QLD itself. For the dwelling mix, 

allowance is made for both the changing mix of households and a long term trend away from detached 

dwellings toward attached dwellings53. 

 
53 Dwelling consent statistics for QLD show that over the Dec 2016 to Dec 2020 period, 47% of all consents were for detached 

dwellings, with 43% for townhouses, apartments or flats, 4% for retirement units, and 6% for apartments. The current trend is for 

steady change in the total dwelling typology towards a 50/50 mix.  
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Table 2.15 ς Dwelling Tenure and Dwelling Types 2020-2023 Change the Path Future 

 

In the short term to 2023, only small changes are indicated in the overall dwelling and ownership structure. 

The base case would see the bulk of housing growth as detached dwellings, and demand predominantly 

for owned dwellings. 

Table 2.16 shows the projected growth in demand by household type over the short term period, again by 

dwelling type and tenure. The scale of change is small over the short term, so it is relevant to examine only 

the high-level shifts in relation to household type.  

Table 2.16 ς Dwelling Tenure and Type by Household Category 2023 Change the Path Future 

 

Detached Attached Total Detached Attached Total Detached Attached Total

Trend toward Attached: 0.9%pa

Owned with mortgage 3,160         522              3,682         3,178         572             3,750         18              50            68           

Owned without mortgage 2,551         305              2,856         2,574         318             2,892         23              13            36           

Owned by Trust 3,595         387              3,982         3,623         409             4,032         28              18            50           

Total Owned or in Trust 9,306         1,214          10,520       9,375         1,299         10,674       69              81            154        

Not Owned 4,241         1,650          5,891         4,209         1,736         5,945         32-              73            54           

Total Housing 13,547      2,864          16,411       13,584      3,035         16,619       37              154          208        

Shares %

Owned with mortgage 19% 3% 22% 19% 3% 23% -0.1% 0.3% 0.1%

Owned without mortgage 16% 2% 17% 15% 2% 17% -0.1% 0.1% 0.0%

Owned by Trust 22% 2% 24% 22% 2% 24% -0.1% 0.1% 0.0%

Total Owned or in Trust 57% 7% 64% 56% 8% 64% -0.3% 0.4% 0.1%

Not Owned 26% 10% 36% 25% 10% 36% -0.5% 0.4% -0.1%

Total Housing 83% 17% 100% 82% 18% 100% -0.8% 0.8% 0.0%
Source: ME Housing Demand Model 2021 Note - includes rounding

2020-23
Dwelling Tenure :  

Change the Path Future

2020 2023

Detached Attached Total Detached Attached Total Detached Attached Total

One Person household 1,943         404              2,347         734            378             1,112         2,677        782          3,459     

Couple household 4,182         529              4,711         1,289         733             2,022         5,471        1,262       6,733     

2 Parents 1-2 children 2,024         221              2,245         815            202             1,017         2,839        423          3,262     

2 Parents 3+ children 456            38                494            150            35               185             606            73            679        

1 Parent Family 359            62                421            367            111             478             726            173          899        

Multi-family household 180            44                224            201            69               270             381            113          494        

Non-family household 231            -               231            653            208             861             884            208          1,092     

Total Households 9,375         1,298          10,673       4,209         1,736         5,945         13,584      3,034       16,618   

One Person household 12% 2% 14% 4% 2% 7% 16% 5% 21%

Couple household 25% 3% 28% 8% 4% 12% 33% 8% 41%

2 Parents 1-2 children 12% 1% 14% 5% 1% 6% 17% 3% 20%

2 Parents 3+ children 3% 0% 3% 1% 0% 1% 4% 0% 4%

1 Parent Family 2% 0% 3% 2% 1% 3% 4% 1% 5%

Multi-family household 1% 0% 1% 1% 0% 2% 2% 1% 3%

Non-family household 1% 0% 1% 4% 1% 5% 5% 1% 7%

Total Households 56% 8% 64% 25% 10% 36% 82% 18% 100%
1 Not Owned includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Owned or Trust Not Owned1 TotalHousehold Type 2023 

Change the Path Future
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2.5.2 Medium Term ΨChange the PathΩ Future (High Growth) 

The medium term would see a much greater level of change from the current, and it is useful to understand 

the nuances. In the medium term, the projected housing demand is for an additional 4,740 dwellings for 

the resident population54, an increase of some 29%.  

Table 2.17 shows the projected change over the period by dwelling type and tenure. Consistent with the 

short term, the base case assumes current ownership patterns for each household type will by and large 

persist into the future, reflecting only the changing mix of household types. Allowance is again made for a 

long term trend away from detached dwellings and toward attached dwellings. 

Table 2.17 ς Dwelling Tenure and Dwelling Types 2020-2030 Change the Path Future 

 

In the medium term, changes are indicated in the overall dwelling and ownership structure. The base case 

would see some shift toward attached dwellings (41% of growth over the decade), but with demand still 

predominantly for owned dwellings (77% of the total estate). The potential for intentions to own becoming 

manifest as actual ownership is discussed in the section on housing affordability. 

Table 2.18 shows the projected growth in demand by household type over the period, again by dwelling 

type and tenure. Nearly three-quarters of the demand for additional dwellings is from One-person  and 

Couple households, with 2-parent and 1-parent families with children accounting for just under a quarter.  

The growth and shifting household typology indicates more rental of attached dwellings in the medium 

term, as supply of attached dwellings increases. 

The survey of residential development stakeholders in QLD asked respondents to anticipate what changes 

they expected to deliver through their developments in the short-medium term.  45% of respondents  said 

that smaller sized lots were likely, nobody responded that they would deliver larger lots than currently, and 

1 respondent said they would keep lot sizes the same. 27% of respondents indicated that they saw their 

dwelling size decreasing and nobody responded that they would deliver larger dwellings than currently, 3 

respondents said they would keep dwelling sizes the same. A significant 73% of respondents anticipated 

 
54 The projected increase in 5,369 total dwellings, which indicates some shift toward resident-occupied dwellings, and a shift away 

from holiday dwellings.  

Detached Attached Total Detached Attached Total Detached Attached Total

Trend toward Attached: 2.8%pa

Owned with mortgage 3,160         522              3,682         3,758         924             4,682         598            402          1,000     

Owned without mortgage 2,551         305              2,856         3,251         556             3,807         700            251          951        

Owned by Trust 3,595         387              3,982         4,570         683             5,253         975            290          1,271     

Total Owned or in Trust 9,306         1,214          10,520       11,579      2,163         13,742       2,273        943          3,222     

Not Owned 4,241         1,650          5,891         4,759         2,649         7,408         518            982          1,517     

Total Housing 13,547      2,864          16,411       16,338      4,812         21,150       2,791        1,925       4,739     

Shares %

Owned with mortgage 19% 3% 22% 18% 4% 22% -1.5% 1.2% -0.3%

Owned without mortgage 16% 2% 17% 15% 3% 18% -0.2% 0.8% 0.6%

Owned by Trust 22% 2% 24% 22% 3% 25% -0.3% 0.9% 0.6%

Total Owned or in Trust 57% 7% 64% 55% 10% 65% -2.0% 2.8% 0.9%

Not Owned 26% 10% 36% 23% 13% 35% -3.3% 2.5% -0.9%

Total Housing 83% 17% 100% 77% 23% 100% -5.3% 5.3% 0.0%
Source: ME Housing Demand Model 2021 Note - includes rounding

2020-30
Dwelling Tenure :  

Change the Path Future

2020 2030
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delivering more duplex/terrace style housing and 18% anticipated delivering more apartment dwelling 

units over the medium term. Respondents recognised the changing demographics of the district as 

demanding more attached housing. Further detail is provided in the supporting Technical Report.  

Table 2.18 ς Household Types and Dwelling Tenure 2020-2030 Change the Path Future 

 

Table 2.19 shows projected growth in demand by household income. It indicates demand would be spread 

quite broadly across household income bands. However, over time a higher share  is anticipated to be lower 

income households ($30,000 or under). The shift is consistent with the ageing of the population, and higher 

shares of overall demand growth being from One-person and Couple households. Around three-quarters 

of the net increase is indicated for households with incomes of $50,000 or more, and over 25% would be 

from households earning $100,000 or more. 

Detached Attached Total Detached Attached Total Detached Attached Total

One Person household 2,391         388              2,779         1,508         583             2,091         3,899        971          4,870     

Couple household 5,153         649              5,802         1,891         1,087         2,978         7,044        1,736       8,780     

2 Parents 1-2 children 2,596         460              3,056         876            364             1,240         3,472        824          4,296     

2 Parents 3+ children 534            77                611            123            52               175             657            129          786        

1 Parent Family 409            177              586            214            163             377             623            340          963        

Multi-family household 196            91                287            143            97               240             339            188          527        

Non-family household 298            320              618            4                303             307             302            623          925        

Total Households 11,577      2,162          13,739       4,759         2,649         7,408         16,336      4,811       21,147   

One Person household 11% 2% 13% 7% 3% 10% 18% 5% 23%

Couple household 24% 3% 27% 9% 5% 14% 33% 8% 42%

2 Parents 1-2 children 12% 2% 14% 4% 2% 6% 16% 4% 20%

2 Parents 3+ children 3% 0% 3% 1% 0% 1% 3% 1% 4%

1 Parent Family 2% 1% 3% 1% 1% 2% 3% 2% 5%

Multi-family household 1% 0% 1% 1% 0% 1% 2% 1% 2%

Non-family household 1% 2% 3% 0% 1% 1% 1% 3% 4%

Total Households 55% 10% 65% 23% 13% 35% 77% 23% 100%
1 Not Owned includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Owned or Trust Not Owned1 TotalHousehold Type 2030 

Change the Path Future
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Table 2.19 ς Household Income and Dwelling Tenure 2020-2030 Change the Path Future 

 

Table 2.20 showing projected growth in medium term demand by the major ethnic groups again highlights 

that demand would be dominated by households of European ethnicity (82%), consistent with the 

population projections applied. That is also apparent in the additional demand indicated for detached 

dwellings, and ownership. The structure of demand from households of other ethnicities is similar to the 

short term with a slightly larger shares for rented dwellings than owned dwellings, and higher propensity 

for attached dwellings still. 

Table 2.20 ς Household Ethnicity and Dwelling Tenure 2020-2030 Change the Path Future 

 

Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

Under $30,000 1,139          238          1,377      311            125         436         7% 3% 9%

$30-50,000 1,329          211          1,540      339            66           405         7% 1% 9%

$50-70,000 1,451          277          1,728      320            104         424         7% 2% 9%

$70-100,000 1,937          407          2,344      369            187         556         8% 4% 12%

$100-120,000 1,590          301          1,891      262            121         383         6% 3% 8%

$120-150,000 1,024          192          1,216      168            75           243         4% 2% 5%

$150,000+ 3,109          537          3,646      505            270         775         11% 6% 16%

Total Owned or Trust 11,579       2,163      13,742   2,274         948         3,222      48% 20% 68%

Not Owned

Under $30,000 528             213          741         94               89           183         2% 2% 4%

$30-50,000 619             343          962         207            128         335         4% 3% 7%

$50-70,000 665             337          1,002      119            124         243         3% 3% 5%

$70-100,000 834             497          1,331      24               176         200         1% 4% 4%

$100-120,000 680             435          1,115      73               155         228         2% 3% 5%

$120-150,000 438             279          717         51               99           150         1% 2% 3%

$150,000+ 995             545          1,540      51-               227         176         -1% 5% 4%

Total Not Owned 4,759          2,649      7,408      517            998         1,515      11% 21% 32%

Total 16,338       4,812      21,150   2,791         1,946      4,737      59% 41% 100%

1 Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Total Demand Additional Demand 2020-30 Additional Demand 2020-30 %
Household Income 2030 

Change the Path Future

Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

European 10,667       1,992      12,659   2,008         1,012      3,020      42% 21% 64%

aņƻǊƛ 335             75            410         60               1-             59           1% 0% 1%

Pacific 42               -           42           13               16-           3-             0% 0% 0%

Asian 377             107          484         34               35-           1-             1% -1% 0%

Total Owned or Trust 11,421       2,174      13,595   2,115         960         3,075      45% 20% 65%

Not Owned

European 3,797          2,296      6,093      90-               925         835         -2% 20% 18%

aņƻǊƛ 312             156          468         170            60           230         4% 1% 5%

Pacific 78               -           78           78               -          78           2% 0% 2%

Asian 614             303          917         402            120         522         8% 3% 11%

Total Not Owned 4,801          2,755      7,556      560            1,105      1,665      12% 23% 35%

Total 16,222       4,929      21,151   2,675         2,065      4,740      56% 44% 100%

1 Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Additional Demand 2020-30 Additional Demand 2020-30 %Total DemandHousehold Ethnicity 

2030 Change the Path 

Future
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2.5.3 Long Term ΨChange the PathΩ Future (High Growth) 

In the long term, the projected housing demand is for another 16,316 dwellings to house the resident 

population, an increase of some 99%. The projected increase in total dwellings is 17,051, with holiday 

dwellings increasing by just 14% over the long term. 

Table 2.21 shows the projected change over the period by dwelling type and tenure. Consistent with the 

medium term outlook, the Change the Path projection assumes that current ownership patterns for each 

household type will persist into the future, with changes in demand driven by the changing mix of 

household types. Allowance is made for a long term trend away from detached dwellings toward attached 

dwellings of around 2.3% pa. 

Lƴ ǘƘŜ ƭƻƴƎ ǘŜǊƳΣ ƳƻǊŜ ƳŀǘŜǊƛŀƭ ŎƘŀƴƎŜǎ ŀǊŜ ƛƴŘƛŎŀǘŜŘ ƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘΩǎ ŘǿŜƭƭƛƴƎ ŀƴŘ ƻǿƴŜǊǎƘƛǇ ǎǘǊǳŎǘǳǊŜΦ 

The Change the Path future would still see just over half of net additional housing as detached dwellings 

(54%), with attached dwellings making up the other half. The trend in the last 5 years has seen attached 

dwellings now accounting for 42% of the additions to the QLD total estate, and that shift is expected to 

continue into the future. Expected demand is still predominantly (67%) for owned dwellings.  

Table 2.21 ς Dwelling Tenure and Dwelling Types 2020-2050 Change the Path Future 

 

Table 2.22 shows the projected growth in demand by household type, dwelling type and tenure, with the 

standard allowances as to ownership patterns of each household type, and the long term trend toward 

attached dwellings. 

Detached Attached Total Detached Attached Total Detached Attached Total

Trend toward Attached: 2.3%pa

Owned with mortgage 3,160         522              3,682         4,575         1,944         6,519         1,415        1,422       2,837     

Owned without mortgage 2,551         305              2,856         5,152         1,482         6,634         2,601        1,177       3,778     

Owned by Trust 3,595         387              3,982         7,015         1,761         8,776         3,420        1,363       4,794     

Total Owned or in Trust 9,306         1,214          10,520       16,742      5,187         21,929       7,436        3,962       11,409   

Not Owned 4,241         1,650          5,891         5,606         5,182         10,788       1,365        3,519       4,897     

Total Housing 13,547      2,864          16,411       22,348      10,369       32,717       8,801        7,481       16,306   

Shares %

Owned with mortgage 19% 3% 22% 14% 6% 20% -5.3% 2.8% -2.5%

Owned without mortgage 16% 2% 17% 16% 5% 20% 0.2% 2.7% 2.9%

Owned by Trust 22% 2% 24% 21% 5% 27% -0.5% 3.0% 2.6%

Total Owned or in Trust 57% 7% 64% 51% 16% 67% -5.5% 8.5% 2.9%

Not Owned 26% 10% 36% 17% 16% 33% -8.7% 5.8% -2.9%

Total Housing 83% 17% 100% 68% 32% 100% -14.2% 14.2% 0.0%
Source: ME Housing Demand Model 2021 Note - includes rounding

2020-50
Dwelling Tenure :  

Change the Path Future

2020 2050
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Table 2.22 ς Household Types and Dwelling Tenure 2020-2050 Change the Path Future 

 

In the long term to 2050, the changes would be more substantial. The net increase in demand for dwellings 

would be weighted toward from one-person households at 29% of the total. Couple households would 

account for a further 50%, meaning that nearly four-fifths of the net additional demand is from one- and 

two-person households. The share of the increase for 2-parent families with children would be substantially 

less at 12%. One-parent families, and multi- and non-family households would account for only around 9% 

of the growth. The focus on owned detached dwellings would be somewhat less, though still representing 

nearly  half of the net change. 

Table 2.23 showing projected growth by household income illustrates this. Additional demand is spread 

quite broadly across household income bands. Over time a slightly higher share (31% compared with 28% 

in the medium term) is anticipated to be lower (under $50k) income households. That is consistent with 

the population ageing and the increase in one-person and couple households. That said, around 70% of the 

net growth is households with incomes of $50,000 or more, and over one quarter would be households 

earning $100,000 or more. 

That relatively high share of middle and higher income households is important for the future housing 

affordability assessment. 

Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

One Person household 3,520          962          4,482      1,688         596         2,284      10% 4% 14%

Couple household 8,192          1,569      9,761      4,307         1,095      5,402      26% 7% 33%

2 Parents 1-2 children 3,212          1,085      4,297      907            850         1,757      6% 5% 11%

2 Parents 3+ children 638             186          824         186            151         337         1% 1% 2%

1 Parent Family 511             419          930         126            359         485         1% 2% 3%

Multi-family household 238             187          425         62               147         209         0% 1% 1%

Non-family household 433             779          1,212      161            775         936         1% 5% 6%

Total Owned or Trust 16,744       5,187      21,931   7,437         3,973      11,410   46% 24% 70%

Not Owned

One Person household 1,872          1,129      3,001      1,159         776         1,935      7% 5% 12%

Couple household 2,237          2,039      4,276      1,006         1,366      2,372      6% 8% 15%

2 Parents 1-2 children 968             778          1,746      95               578         673         1% 4% 4%

2 Parents 3+ children 126             111          237         21-               80           59           0% 0% 0%

1 Parent Family 236             364          600         151-            251         100         -1% 2% 1%

Multi-family household 132             165          297         63-               98           35           0% 1% 0%

Non-family household 35               595          630         659-            381         278-         -4% 2% -2%

Total Not Owned 5,606          5,181      10,787   1,366         3,530      4,896      8% 22% 30%

Total 22,350       10,368    32,718   8,803         7,503      16,306   54% 46% 100%
1 Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Additional Demand 2020-50 %Household Type 2050 

Change the Path Future

Total Demand Additional Demand 2020-50
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Table 2.23 ς Household Income and Dwelling Tenure 2020-2050 Change the Path Future 

 

Table 2.24 shows projected growth in demand by the major ethnic groups, a pattern very similar to the 

outcomes for the short and medium terms. Demand would be dominated by households of European 

ethnicity (88%), with their high proportions of additional demand indicated for detached and owned 

dwellings. The structure of demand from households of other ethnicities is expected to be relatively steady 

throughout the planning horizon. 

Table 2.24 ς Household Ethnicity  and Dwelling Tenure 2020-2050 Change the Path Future 

 

Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

Under $30,000 1,886          666          2,552      1,058         553         1,611      6% 3% 10%

$30-50,000 2,126          522          2,648      1,136         377         1,513      7% 2% 9%

$50-70,000 2,258          674          2,932      1,127         501         1,628      7% 3% 10%

$70-100,000 2,812          944          3,756      1,244         724         1,968      8% 4% 12%

$100-120,000 2,072          690          2,762      744            510         1,254      5% 3% 8%

$120-150,000 1,339          434          1,773      483            317         800         3% 2% 5%

$150,000+ 4,248          1,257      5,505      1,644         990         2,634      10% 6% 16%

Total Owned or Trust 16,741       5,187      21,928   7,436         3,972      11,408   46% 24% 70%

Not Owned

Under $30,000 819             500          1,319      385            376         761         2% 2% 5%

$30-50,000 858             730          1,588      446            515         961         3% 3% 6%

$50-70,000 777             694          1,471      231            481         712         1% 3% 4%

$70-100,000 895             881          1,776      85               560         645         1% 3% 4%

$100-120,000 714             792          1,506      107            512         619         1% 3% 4%

$120-150,000 459             512          971         72               332         404         0% 2% 2%

$150,000+ 1,083          1,073      2,156      37               755         792         0% 5% 5%

Total Not Owned 5,605          5,182      10,787   1,363         3,531      4,894      8% 22% 30%

Total 22,346       10,369    32,715   8,799         7,503      16,302   54% 46% 100%

1 Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Total Demand Additional Demand 2020-50 Additional Demand 2020-50 %
Household Income 2050 

Change the Path Future

Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

European 14,970       4,881      19,851   6,311         3,901      10,212   39% 24% 63%

aņƻǊƛ 457             186          643         182            110         292         1% 1% 2%

Pacific 59               -           59           30               16-           14           0% 0% 0%

Asian 527             251          778         184            109         293         1% 1% 2%

Total Owned or Trust 16,013       5,318      21,331   6,707         4,104      10,811   41% 25% 66%

Not Owned

European 4,519          4,743      9,262      632            3,372      4,004      4% 21% 25%

aņƻǊƛ 370             336          706         228            240         468         1% 1% 3%

Pacific 83               -           83           83               -          83           1% 0% 1%

Asian 713             634          1,347      501            451         952         3% 3% 6%

Total Not Owned 5,685          5,713      11,398   1,444         4,063      5,507      9% 25% 34%

Total 21,698       11,031    32,729   8,151         8,167      16,318   50% 50% 100%

1 Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

Additional Demand 2020-50 Additional Demand 2020-50 %Total DemandHousehold Ethnicity 

2050 Change the Path 

Future
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2.5.4 Implications 

The gradual shift toward greater shares of demand being from medium and higher income households 

offers some encouragement to the challenge of housing affordability. The situation is more complex than 

just the income patterns, because over time households currently renting can be expected to seek to 

transition to dwelling ownership, just as new households forming from existing households over the next 

decade are likely to start out as tenants in rented dwellings. Similarly, many households in the lower income 

bands will be older households including those retiring, but who may already be dwelling owners. That shift 

in the balance may see apparent ownership rates among the lower income households increase over time, 

especially as those who are currently in the higher income bands transition to the lower bands, often 

around the time of retirement.  

Those shares (above) relate to net growth, not total demand. Nevertheless, the shifts do indicate some 

change in overall market structure in the long term.   One-person households are expected to represent 

23% of total housing demand (20% currently). Couple households will represent 43%, a very high share 

compared with the national pattern, and substantially higher than the current 38% (also high). The 2-parent 

and 1-parent families will account for some 27% (currently 32%), while in future multi- and non-family 

households will be a lesser share at 8% compared with the current 10%. 

While there will be important shifts in the structure of housing demand, the increase in the size of demand 

is probably the most important change. Every segment of the housing market will be larger in the medium 

and long terms than it is currently. There will be more households in every segment who will require 

housing. There is limited change expected in the overall structure of the market in terms of household 

incomes. In the long term, lower and lower-middle income households (under $50,000) are expected to 

account for 25% of the total, compared with 20% currently. Households earning more than $50,000 would 

still be in the majority (76%), compared with 80% in 2020. Households earning more than $100,000 would 

be around 45%, compared with nearly 50% now. These long term shifts are important, though not huge. 

2.5.5 Caveat  

It is important to recognisŜ ǘƘŀǘ ŀǎǎŜǎǎƳŜƴǘ ƻŦ ŦǳǘǳǊŜ ƘƻǳǎƛƴƎ ŘŜƳŀƴŘ ƛǎ ōŀǎŜŘ ƭŀǊƎŜƭȅ ƻƴ ŀ Ψ.ǳǎƛƴŜǎǎ ŀǎ 

¦ǎǳŀƭΩ όά.!¦έύ ōŀǎŜ ŎŀǎŜΣ ƛƴ ǿƘƛŎƘ ǘƘŜ ŎǳǊǊŜƴǘ ƘƻǳǎƛƴƎ ǇǊŜŦŜǊŜƴŎŜǎ ŀƴŘ ŎŀǇŀōƛƭƛǘƛŜǎ ŦƻǊ ŜŀŎƘ ǎƻŎƛƻ-

demographic group are assumed to continue into the medium and long term. That means that current 

dwelling ownership levels for each household segment are assumed to be more or less the same in 10 and 

30 yearsΩ time, for the segments which are around then. For example, 73% of 2-parent households in the 

40-49 age band with incomes of over $120,000 resided in their own dwelling, another 10% lived in a 

dwelling owned by a trust. The BAU future assumes that households with those characteristics in 10 or 30 

ȅŜŀǊǎΩ ǘƛƳŜ ǿƛƭƭ ƘŀǾŜ ǘƘŜ ǎŀƳŜ ƻǿƴŜǊǎƘƛǇ ǇŀǘǘŜǊƴǎΦ Lƴ ŀ ǊŜƭŀǘƛǾŜƭȅ ǎǘŀōƭŜ ŜŎƻƴƻƳȅ ŀƴd community like QLD, 

where current patterns have developed over a long period, the BAU assumption is generally the most 

appropriate starting point. 

In particular, it provides a basis for assessing future affordability. However, the BAU demand future does 

not seek to model macro-economic matters, beyond the established trends in household income levels. 

This is considered further in relation to housing affordability. 
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2.5.6 NPS-UD Competitiveness Margin 

Clause 3.22 of the NPS-UD requires that a competitiveness margin of 20% in the short and medium term 

and 15% in the long term be added to projected demand for assessing capacity requirements in Tier 1 and 

Tier 2 urban environments.  

The purpose of the margin is to support choice and competitiveness in housing and business land markets 

by ensuring that Council enables at least 15-20% more capacity than would be required to meet expected 

demand. 

It is important to recognise that the competitiveness margin is in effect additional provision for feasible 

housing capacity and the infrastructure to support it, but it is not anticipated additional dwelling supply as 

at 2023, 2030 or 2050. The core reason for the additional land capacity is to provide a land supply buffer 

in case housing demand is higher than anticipated, with a view also to place downward pressure on land 

prices.  

The preceding household projections and demand analysis identifies the number of dwellings expected to 

be required to accommodate v[5Ωǎ future population ŀŎŎƻǊŘƛƴƎ ǘƻ /ƻǳƴŎƛƭΩǎ ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴǎ. From that 

base, the Council is required to provide for sufficient plan-enabled and serviced land to accommodate that 

growth, and up to 20% more for the competitiveness margin in the short and medium terms. The short 

term margin applies as an additional 7 monthsΩ capacity over and above the 36 month growth outlook, so 

that at any point in time there should be 43 or so months of plan enabled and serviced land capacity, 

constantly moving forward. 

Within that, it is important to differentiate between provision for housing capacity, which is done by 

ensuring sufficient plan-enabled and infrastructure-serviced land supply for anticipated needs - within the 

power of councils - and actual construction and final delivery of that housing capacity όƻǊ άǘŀƪŜ ǳǇέύ, which 

is for the most part by private sector developers and builders.  

Construction of housing capacity is undertaken largely by private interests in the case of most land 

development and dwelling construction, apart from historically limited public sector involvement in social 

housing. Efforts by community housing providers and not for profit developments supported by local and 

central government are also expected to increase over time. Despite this, the supply of new dwellings has, 

and is expected to remain predominantly a private sector activity, where private developers and builders 

purchase and develop land and build dwellings in expectation of sale on the open market, often with the 

security of contractual arrangements with an intending purchaser (pre-sale), although also in anticipation 

of sale during or after the dwelling construction (spec-build).  

Based on a survey of local stakeholders in the housing development sector, results shows that just over 

half of respondents were land developers that also delivered residential dwellings, dwelling construction 

makes up for a much smaller part of their overall activity. I.e., while they sell some house and land packages, 

the majority of sections created are sold as vacant sections. These developers operated at a range of scales 

from 20-30 sections per annum (bottom end of the scale) and 100 plus sections per annum in the district, 

while their delivery of dwellings ranged from 10 or less to 30-40 dwellings per annum.  A smaller share of 

respondents were just land developers and they tended to operate at a larger scale with the smallest annual 

supply reported as 50-75 lots per annum. A small share of respondents were just involved in housing 
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construction, delivering between 30-40 dwellings per annum at one end of the scale and 75-100 dwellings 

per annum at the upper end.   

Completion of new dwellings occurs predominantly in the last months and weeks of a development 

sequence which generally takes 2-4 years from land acquisition through structure planning, site 

development, provision of local infrastructure, to dwelling construction and sale. This means provision for 

land capacity by councils can generally be expected to manifest as built housing capacity approximately 2-

4 years later, at the earliest. 

The key point is that the provision for the competitiveness margin should not give rise to expectation that 

the new housing capacity itself would be completed and be ready for sale 43 months or so in advance of 

its expected uptake. In terms of meeting the NPS-UD requirements, then, the competitiveness margin 

applies to provision for sufficient land, and not to the final delivery of built housing capacity.  

2.6 Housing Demand by Location 

The above detailed analysis of resident housing demand has been for the district as a whole. In accordance 

with clause 3.24 of the NPS-UD, the HBA must also estimate demand for additional housing in the urban 

environment, and in different locations by dwelling type within that urban environment. This is required to 

assess the sufficiency of capacity against where households typically seek to locate within the district and 

urban environment. 

¢ƘŜ ǎǳǇǇƻǊǘƛƴƎ ¢ŜŎƘƴƛŎŀƭ wŜǇƻǊǘ ŘƛǎŎǳǎǎŜǎ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǘƻǘŀƭ ŘǿŜƭƭƛƴƎ ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴǎ ōȅ ƎŜƻƎǊŀǇƘƛŎ 

area (split according to resident and holiday home growth projections). Those areas have been aggregated 

to form the locations reported in this HBA (άreporting areasέ). Refer Figure 1.9 of this report for the extents 

of each location.   

Some of those geographic areas are 100% located in the rural environment and some are 100% located in 

the urban environment. Some contain areas of rural and urban environment. The Technical Report contains 

aΦ9Ωǎ ŀǎǎǳƳǇǘƛƻƴǎ ŦƻǊ ǎǇƭƛǘǘƛƴƎ /ƻǳƴŎƛƭΩǎ ǇǊƻƧŜŎǘŜŘ ŘǿŜƭƭƛƴƎ ƎǊƻǿǘƘ όǿƘŜǊŜ ŀǇǇƭƛŎŀōƭŜύ ǘƻ ǎƘƻǿ ǘƘŜ 

estimated demand for housing within the long term urban environment and rural environment parts of 

each area. This does not necessarily mean that demand attributed to the rural environment is for rural-

type properties and dwellings as therŜ ŀǊŜ {ǇŜŎƛŀƭ IƻǳǎƛƴƎ !ǊŜŀǎ όά{I!ǎέύ ŀƴŘ ƻǘƘŜǊ ŎƻƴǎŜƴǘŜŘ 

developments in the rural-urban fringe that do not form part of the defined urban environment (due to 

having an underlying rural or rural lifestyle zone) and yet deliver urban density housing. These factors have 

been taken into consideration by M.E when making the necessary assumptions to isolate urban 

environment dwelling demand.   

2.6.1 Total Housing Demand 

Figure 2.4 summarises estimated total housing growth projections (including resident houses and holiday 

homes) by location over the 2020-2050 period (Change the Path future). Each location captures the same 

percentage share of short, medium, ŀƴŘ ƭƻƴƎ ǘŜǊƳ ƎǊƻǿǘƘ ƛƴ ǘƻǘŀƭ ŘǿŜƭƭƛƴƎǎ ƛƴ ǘƘŜ /ƻǳƴŎƛƭΩǎ ǇǊƻƧŜŎǘƛƻƴǎΦ 

For example, the Southern Corridor captures 21% of short, medium, and long term growth and Luggate 

captures 2% of short, medium and long term growth. The graph shows that while the Queenstown Town 
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Centre55 has a large number of existing dwellings (2020), it accounts for only a modest share of total 

dwelling growth. The Southern Corridor has a similar number of current dwellings as Arrowtown but will 

grow significantly to have almost as many dwellings as Queenstown Town Centre in the long term.  ²ņƴŀƪŀ 

Town Centre captures a large area (i.e., includes Albert Town), and therefore a large number of current 

dwellings but is also projected to have the largest quantum of growth too (at just under 5,000 additional 

dwellings). 

Figure 2.4 ς Total Dwellings by Location 2020-50 (Change the Path Future) 

 

Table 2.25 and Table 2.26 provide an overall summary of total dwelling growth (Change the Path scenario) 

in the urban environment by location, with estimated dwelling growth attributed to the rural environment 

aggregated at the ward level.56  The base case household and demography analysis, as discussed in Section 

2, includes detail on the demographic make-up of households in each location, according to the 2018 

Census data. In the first instance, those current demographic structures are carried through to the 

projections by location. The base case analysis is applied in the dwelling demand model to estimate the 

current dwelling typology (attached and detached) of resident demand by location according to SA2 level 

Census data.57  

 
55 The Queenstown Town Centre reporting area includes the CBD and fringe, Sunshine Bay, Warren Park (Gorge Road), Queenstown 

Hill and Frankton Arm 
56 Refer supporting Technical Report for more detail on the urban-rural split of growth at the location level.  
57 M.E has developed a spatial concordance between SA2s and the locations (reporting areas) used in the HBA. In many locations, 

there is a direct concordance with SA2s but in some, the spatial relationship is approximately aligned.  
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A number of key projected trends/outcomes can be observed:58 

¶ Currently, 2020, an estimated 86% of total district dwellings fall within the defined urban 

environment and 14% fall within the rest of the district (rural environment).  

¶ Over the long term, the urban environment is expected to account for 91% of total district 

dwellings as a result of growth being concentrated in the urban environment and limited in the 

rural environment.  

¶ Across the whole urban environment, short term growth in total dwellings is projected at 4% 

above 2020 dwelling counts (an increase of 778 dwellings). Over the medium term, total urban 

environment growth is 28% (an increase of 5,187 dwellings 2020-2030). Over the long term, total 

urban environment growth is 88% (an increase of 16,472 dwellings 2020-2050). By comparison, 

the rural environment is projected to have just 19% growth in total dwellings (an increase of 579 

dwellings 2020-2050).  

¶ In keeping with the way in which the dwelling projections have been developed, the Wakatipu 

Ward contains 61% of total dwellings in 2020, and this is also the case in 2050. That is, each ward 

capture a share of growth pro-rata with the current distribution of dwellings.  Because of the 

much lower base dwelling count in 2020, ²ņƴŀƪŀ ²ŀǊŘΩǎ ǘƻǘŀƭ ŘǿŜƭƭƛƴƎ ƎǊƻǿǘƘ ƻǾŜǊ ǘƘŜ ƭƻƴƎ 

term translates to an 80% increaǎŜ ƛƴ ŘǿŜƭƭƛƴƎǎΣ ǿƘƛƭŜ ǘƘŜ ²ŀƪŀǘƛǇǳ ²ŀǊŘΩǎ ǇŜǊŎŜƴǘŀƎŜ ƎǊƻǿǘƘ 

is 77% over the long term. 

¶ Long term urban environment growth in the Southern Corridor is projected at 3,481 additional 

dwellings, to reach a total dwelling count of 4,381 in 2050. The Eastern Corridor is projected to 

have an additional 1,588 dwellings over the long term, to reach a total dwelling count of 3,624. 

Frankton is projected to have an additional 2,038 dwellings over the long term, to reach a total 

dwelling count of 3,550 and the Queenstown Town Centre is expected to increase by 1,163 total 

dwellings (reaching a total of 5,398 in 2050). It is noted that demand growth in the urban 

environment of Quail Rise includes housing demand along the northern side of the Five Mile 

corridor (opposite Frankton Flats). Kelvin Heights, Arthurs Point, Arrowtown and the small 

townships of Kingston and Glenorchy are all projected to have minor-modest growth in their 

respective urban environments.  

¶ Lƴ ǘƘŜ ²ņƴŀƪŀ ²ŀǊŘǎΣ ²ņƴŀƪŀ ¢ƻǿƴ /ŜƴǘǊŜΩǎ ƭƻƴƎ ǘŜǊƳ ŘǿŜƭƭƛƴƎ count is projected at 11,224 

(growth of 4,985 between 2020 and 2050). Lake Hawea dwelling demand growth is projected at 

936 additional dwellings (to reach 1,682 total dwellings in 2050). Growth in Cardrona and Luggate 

urban environments is modest.  

¶ A key feature of the Change the Path projection (and based on M.E estimates) is the steady shift 

in demand toward attached dwellings and away from detached (standalone) dwellings. The 

current situation shows around 84% of total urban dwellings are attached, and 16% detached in 

2020. The shares would change progressively over time reaching 69% and 31% respectively by 

2050 in the urban environment. 

 
58 The equivalent table for the 5 Year Lag (medium) growth future is included in the supporting Technical Report.  
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Table 2.25 ς Total Dwellings by Location and Type 2020-2050 (Change the Path Future) 

 

¶ !ǘ ǘƘŜ ǿŀǊŘ ƭŜǾŜƭΣ ǳǊōŀƴ ²ņƴŀƪŀ ²ŀǊŘ ŘǿŜƭƭƛƴƎǎ ŀǊŜ currently estimated at 86% detached (2020), 

decreasing to 71% detached in 2050. Total urban detached housing is projected to increase by 

3,503 dwellings over the long term, while attached urban dwellings in ²ņƴŀƪŀ ward are projected 

to increase by 3,034 2020-2050.  

¶ Urban Wakatipu Ward dwellings are currently estimated at 83% detached (2020), decreasing to 

68% detached in 2050. Total urban detached housing is projected to increase by 4,969 dwellings 

over the long term, while attached urban dwellings in Wakatipu ward are projected to increase 

by essentially that same amount (4,966 2020-2050). 

 

 Detached  Attached  Total  Detached  Attached  Total  Detached  Attached  Total  Detached  Attached  Total 

Arrowtown 1,208      202          1,410      1,211      204          1,415      1,150      297          1,447      1,087      442          1,529      

Arthurs Point 348          96            444          357          95            452          353          141          494          367          235          602          

Eastern Corridor 1,443      233          1,676      1,523      229          1,751      1,733      443          2,176      2,268      996          3,264      

Frankton 1,233      279          1,512      1,291      317          1,608      1,630      523          2,153      2,337      1,213      3,550      

Kelvin Heights 603          78            681          619          82            701          672          142          814          809          296          1,105      

Outer Wakatipu -           -           -           -           -           -           -           -           -           -           -           -           

Quail Rise 215          15            230          233          25            258          346          70            416          603          218          821          

Queenstown Town Centre 3,370      865          4,235      3,411      878          4,290      3,360      1,241      4,601      3,405      1,992      5,398      

Small Township - Wakatipu 378          50            428          383          63            445          422          122          544          514          284          798          

Southern Corridor 788          112          900          905          159          1,064      1,779      217          1,996      3,163      1,218      4,381      

Wakatipu Ward Urban Env. 9,585      1,929      11,515    9,933      2,051      11,984    11,445    3,198      14,643    14,554    6,895      21,449    

Wakatipu Ward Rural Env. 1,811      1,827      1,917      2,149      

Wakatipu Ward Total 13,325    13,810    16,560    23,599    

Cardrona 50            5               55            63            8               71            134          30            165          291          111          403          

Lake Hawea 651          94            746          677          113          790          819          221          1,041      1,165      517          1,682      

Luggate 194          9               202          202          13            215          243          44            287          339          131          470          

Outer Wanaka -           -           -           -           -           -           -           -           -           -           -           -           

Wanaka Town Centre 5,348      891          6,239      5,503      971          6,474      6,272      1,537      7,809      7,951      3,274      11,224    

Wanaka Ward Urban Env. 6,243      999          7,242      6,445      1,106      7,551      7,468      1,833      9,300      9,746      4,033      13,779    

Wanaka Ward Rural Env. 1,181      1,192      1,256      1,421      

Wanaka Ward Total 8,423      8,743      10,557    15,200    

District Urban Env. 15,828    2,929      18,757    16,378    3,157      19,534    18,913    5,031      23,943    24,301    10,928    35,229    

District Rural Env. 2,991      3,019      3,174      3,570      

District Total 21,748    22,553    27,117    38,799    

 Detached 

% 

 Attached  

% 

 Total        

% 

 Detached 

% 

 Attached  

% 

 Total        

% 

 Detached 

% 

 Attached 

% 

 Total        

% 

 Detached 

% 

 Attached 

% 

 Total        

% 

Arrowtown 86% 14% 100% 86% 14% 100% 79% 21% 100% 71% 29% 100%

Arthurs Point 78% 22% 100% 79% 21% 100% 71% 29% 100% 61% 39% 100%

Eastern Corridor 86% 14% 100% 87% 13% 100% 80% 20% 100% 69% 31% 100%

Frankton 82% 18% 100% 80% 20% 100% 76% 24% 100% 66% 34% 100%

Kelvin Heights 89% 11% 100% 88% 12% 100% 83% 17% 100% 73% 27% 100%

Outer Wakatipu N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Quail Rise 93% 7% 100% 90% 10% 100% 83% 17% 100% 73% 27% 100%

Queenstown Town Centre 80% 20% 100% 80% 20% 100% 73% 27% 100% 63% 37% 100%

Small Township - Wakatipu 88% 12% 100% 86% 14% 100% 78% 22% 100% 64% 36% 100%

Southern Corridor 88% 12% 100% 85% 15% 100% 89% 11% 100% 72% 28% 100%

Wakatipu Ward Urban Env. 83% 17% 100% 83% 17% 100% 78% 22% 100% 68% 32% 100%

Cardrona 91% 9% 100% 89% 11% 100% 81% 19% 100% 72% 28% 100%

Lake Hawea 87% 13% 100% 86% 14% 100% 79% 21% 100% 69% 31% 100%

Luggate 96% 4% 100% 94% 6% 100% 85% 15% 100% 72% 28% 100%

Outer Wanaka N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

Wanaka Town Centre 86% 14% 100% 85% 15% 100% 80% 20% 100% 71% 29% 100%

Wanaka Ward Urban Env. 86% 14% 100% 85% 15% 100% 80% 20% 100% 71% 29% 100%

Total District Urban Env. 84% 16% 100% 84% 16% 100% 79% 21% 100% 69% 31% 100%

Source: QLD Projections 2020. M.E urban-rural environment estimates by location. Change the Path Future

 Reporting Area 

2020 2023 2030 2050
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Table 2.26 ς Change in Total Dwellings by Location and Type 2020-2050 (Change the Path Future) 

 

¶ Locations projected to have an above average share of attached dwellings in the long term as a 

ǊŜǎǳƭǘ ƻŦ ǇǊƻƧŜŎǘŜŘ ŘŜƳŀƴŘ όŀƴŘ aΦ9Ωǎ ŘǿŜƭƭƛƴƎ ŘŜƳŀƴŘ ƳƻŘŜƭύ ŀǊŜ Arthurs Point, Frankton, 

Queenstown Town Centre, and Small Townships in Wakatipu (Kingston and Glenorchy). None of 

the reporting areas in the ²ņƴŀƪŀ Ward are expected to have above average shares of long term 

attached housing demand.  Conversely, those locations projected to have an above average share 

of detached dwellings in the long term are Arrowtown, Kelvin Heights, Quail Rise, the Southern 

Corridor, Cardona, Luggate and ²ņƴŀƪŀ Town Centre.  

 2020-

2023 

 2020-

2030 

 2020-

2050 

 2020-

2023 

 2020-

2030 

 2020-

2050 

 2020-

2023 

 2020-

2030 

 2020-

2050 

Arrowtown 4               58-            120-          2               96            240          6               38             120          

Arthurs Point 9               5               19            1-               45            140          7               50             158          

Eastern Corridor 79            290          825          4-               210          763          75            500          1,588      

Frankton 58            398          1,104      38            244          933          96            642          2,038      

Kelvin Heights 16            69            206          4               64            218          20            134          425          

Outer Wakatipu -           -           -           -           -           -           -           -           -           

Quail Rise 18            131          388          10            55            203          28            186          591          

Queenstown Town Centre 41            10-            35            14            377          1,128      55            366          1,163      

Small Township - Wakatipu 5               44            136          13            72            234          17            117          370          

Southern Corridor 118          991          2,375      47            105          1,106      164          1,096       3,481      

Wakatipu Ward Urban Env. 348          1,860      4,969      121          1,268      4,966      469          3,128       9,935      

Wakatipu Ward Rural Env. 16            107          339          

Wakatipu Ward Total 4,969      4,966      485          3,235       10,273    

Cardrona 13            84            241          3               26            107          16            110          348          

Lake Hawea 25            168          514          19            127          423          44            295          936          

Luggate 8               49            146          5               35            122          13            84             268          

Outer Wanaka -           -           -           -           -           -           -           -           -           

Wanaka Town Centre 155          924          2,603      80            646          2,382      235          1,570       4,985      

Wanaka Ward Urban Env. 202          1,225      3,503      107          834          3,034      309          2,058       6,537      

Wanaka Ward Rural Env. 11            76             240          

Wanaka Ward Total 3,503      3,034      320          2,134       6,778      

District Urban Env. 550          3,085      8,473      228          2,102      7,999      778          5,187       16,472    

District Rural Env. 27            182          579          

District Total 8,473      7,999      805          5,369       17,051    
Source: QLD Projections 2020. M.E urban-rural environment estimates by location. Change the Path Future

 Reporting Area 

Detached Attached Total
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3 Housing Supply 
This section examines the QLD residential property estate, to identify the current dwelling 

mix and property values. This includes analysis of the additions to housing supply in the 

recent past from consents and estimated land values. Finally, it examines the likely future 

dwelling estate, taking account of the current estate, and potential additions to that estate, 

in the context of different trends in land values and improvements values, and how these 

affect dwelling values and prices. A high level summary of the approach to modelling 

housing supply is contained in the supporting Technical Report. 

3.1 Current Dwelling Estate 

Table 3.1 provides a summary of the QLD residential property estate as at 2020 (June).  The Corelogic 

dataset does not match directly with the Census descriptions of dwelling types. However, it offers very 

useful detail for understanding affordability issues. 

Table 3.1 ς Residential Property Estate QLD 2020 

 

The table shows some 21,590 residential properties in total. This count is substantially higher than the 

Census-based 2018 estimate of 19,845 private dwellings (including 16,030 usually occupied). However, 

dwelling consent statistics indicate another 2,446 consents were issued in the district in 2018 and 2019. 

Allowing for an average 9-month lag from consenting to completion and a conversion rate of around 85% 

(potentially lower than average during 2020 because of the Pandemic) that indicates another 2,050 private 

dwellings in the district by mid-нлнлΣ ŦƻǊ ŀ ǘƻǘŀƭ ƻŦ нмΣфллΦ ¢Ƙƛǎ ƛǎ ŎƭƻǎŜ ǘƻ v[5/Ωǎ ƻǿƴ ŜǎǘƛƳŀǘŜ ƻŦ нмΣтпу 

in 2020.  

The Corelogic data identifies a total property value of $24,159m, including $12,430m of land value, and 

$11,729m of improvement value. Across the estate, land values account for just over half the total capital 

value.  

The main residential types are shown as a group, and these generally represent urban residential 

ǇǊƻǇŜǊǘƛŜǎΣ ǿƛǘƘ ǘƘŜ ΨwŜǎƛŘŜƴǘƛŀƭ 5ǿŜƭƭƛƴƎΩ ŀƴŘ ΨwŜǎƛŘŜƴǘƛŀƭ !ǇŀǊǘƳŜƴǘǎΩ ǘƘŜ ŘƻƳƛƴŀƴǘ ŎŀǘŜƎƻǊƛŜǎΦ 

Residential Dwelling 15,400            8,889$        8,138$        17,026$     577$        528$        1,106$     52%

Residential Home & Income 1,040              595$           699$           1,294$       572$        673$        1,244$     46%

Residential Apartments 3,640              1,438$        1,590$        3,028$       395$        437$        832$        47%

Residential Rental flats 100                 79$             50$             129$          787$        501$        1,288$     61%

Residential Convert Flats -                  1$               3$               4$              -$        -$        -$        0%

Sub-total Residential 20,180            11,001$      10,480$      21,481$     545$        519$        1,064$     51%

Lifestyle Improvement 1,410              1,429$        1,249$        2,678$       1,013$     886$        1,899$     53%

Total 21,590            12,430$      11,729$      24,159$     576$        543$        1,119$     51%

Source: ME 2020; Corelogic 2020

LV as % 

CV

Mean LV 

($000)

Mean IV 

($000)

Mean CV 

($000)
Property Category Count

Land Value 

($m)

Improved 

Value ($m)

Capital 

Value ($m)
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Table 3.2 shows how the mean values in QLD compare with the New Zealand pattern. QLD values (and 

prices) for the residential types are significantly higher than the New Zealand average for land value (άLVέ), 

improvement values (άIVέ, predominantly the built dwelling) and consequentially overall capital value 

(άCVέ, which is LV + IV). For the main residential types, QLD CV values are 40% to 85% above the national 

figure, as at mid-2020. For Lifestyle properties, the QLD estate is also far above the New Zealand average 

values.  

Table 3.2 ς Residential Property Parameters ς QLD and New Zealand 2020 

 

Table 3.3 provides further indication, comparing median value and the 20th to 80th percentiles. The lower 

percentile values are important in relation to housing affordability and can provide a more accurate 

indication of affordability than the blunter median values and median incomes comparators, since new 

owners entering the housing market often purchase dwellings in the lower value bands because that is the 

entry point which is affordable.   

Table 3.3 ς Residential Property Percentiles ς QLD and New Zealand 2020 

    

Figure 3.1 shows the current distribution of residential property values in QLD. There is relatively low 

incidence of dwellings in the lower value bands, and significant groupings in the middle and upper bands, 

including of $2m and higher.  This contrasts with the New Zealand distribution (Figure 3.2), which shows 

much lower incidence in the lower value bands, and a broader spread across middle value bands especially 

over $800,000.  

Residential Dwelling 15,400       577$        528$        1,106$     52% 142% 185% 160%

Residential Home & Income 1,040         572$        673$        1,244$     46% 87% 162% 116%

Residential Apartments 3,640         395$        437$        832$        47% 133% 161% 146%

Residential Rental flats 100            787$        501$        1,288$     61% 159% 121% 142%

Residential Convert Flats -             -$        -$        -$        0% 0% 0% 0%

Sub-total Residential 20,180       545$        519$        1,064$     51% 138% 181% 156%

Lifestyle Improvement 1,410         1,013$     886$        1,899$     53% 223% 203% 213%

Total 21,590       576$        543$        1,119$     51% 144% 181% 160%

Source: ME 2020; Corelogic 2020

LV as % 

CV

Mean 

CV as 

% NZ

Mean LV 

($000)

Mean IV 

($000)

Mean CV 

($000)

Mean 

LV as % 

NZ

Mean 

IV as % 

NZ

Property Category Count

Median Value 925$               575$             161%
20th percentile 675$               350$             193%
40th percentile 850$               500$             170%
60th percentile 1,050$            675$             156%
80th percentile 1,475$            950$             155%

Source: ME 2020; Corelogic 2020

Queenstown 

Lakes District
New Zealand

Queenstown 

Lakes District 

as % NZ

Property Value Indicator 

($000)
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Figure 3.1 ς Distribution of QLD Residential Property Values 2020 

 

Figure 3.2 ς Distribution of QLD Residential Property Values 2020 

 

The ventile values in QLD as at 2020 are shown in Figure 3.3. The strong peaking in the higher value bands 

is clear. 



 

Page | 65 

 

Figure 3.3 ς Residential Property Land and Improvement Values 2020 (QLD) 

 

3.2 Dwelling Value Trends 

Housing prices are commonly the focus of market assessments. Since 2000, residential property values 

have increased significantly throughout New Zealand. This has been driven by a number of factors, 

including the ease of accessing finance, high consumer confidence (especially in the lead-up to the GFC), 

constraints on construction capacity, supply shortfalls, strong inward migration, overseas investment in 

bŜǿ ½ŜŀƭŀƴŘΩǎ ƘƻǳǎƛƴƎ ƳŀǊƪŜǘ όǳƴǘƛƭ нлмуύΣ ƛƴǘŜǊŜǎǘ ǊŀǘŜǎ όŎǳǊǊŜƴǘƭȅ ǾŜǊȅ ƭƻǿύ ŀƴŘ ǘƘŜ ǘŀȄŀǘƛƻƴ 

environment. While the increase has been evident across all cities and districts, the incidence of value and 

price growth has varied by region and at different times. 

Mean housing values in QLD have been identified from the Corelogic residential property index, which 

offers monthly data across 125 locations. The key changes over the two decades to 2020 are summarised 

in Table 3.4 for selected years, which shows mean values in both nominal (dollars of the day) and real terms 

(CPI-adjusted showing values in $2020). QLD patterns are shown alongside New Zealand, and two 

comparator cities (Dunedin and Christchurch). Notable features since 2000 for QLD are: 

¶ In nominal terms, QLD prices increased by 493% over the past 20 years, an average annual rate 

of 8.3%. This was 20% faster than the New Zealand average (410%, 7.3%pa). 

¶ In real terms, Q[5Ωǎ 326% increase equated to an average annual increase of 6.1% pa. 

¶ Over the same period, average household incomes in Otago Region increased by 1.8% per annum 

in real terms, less than one-third the rate of the increase in housing values. 

¶ Following the significant growth in housing prices nationwide in the lead-up to the GFC in 2008, 

QLD values decreased by around 12% to 2012, and by 2015 were slightly below the GFC peak in 

real terms. 
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¶ However, since 2015 QLD values have increased by around 55% in real terms, to peak in 2018, 

and since then decreasing slightly, while national prices continued to rise. 

¶ The QLD remains and is likely to remain an attractive place to live.  Stats NZ (March 2021) predict 

that it will continue to be one of the fastest growing places in New Zealand over the next 30 years. 

Table 3.4 ς Residential Property Mean Value Trends ς QLD and New Zealand 2000-2020 

 

 

The longer term pattern (starting in 1994) and showing all years is shown in Figure 3.4. Over the period 

since the mid-1990s, housing prices in QLD have tracked reasonably closely to the New Zealand pattern. In 

the period since 2001 (June), housing prices in QLD increased by 5.9% per annum in real terms, somewhat 

faster than New Zealand as a whole (5.5%pa).  

This is very important. It indicates that housing prices in QLD have been influenced most strongly by the 

underlying national-level influences (including migration), with local influences having a limited effect.  

Figure 3.4 : Housing Price Trends in QLD, New Zealand and South Island Main Cities 1994-2020 

 

Nevertheless, there have been periods when QLD tracked faster than the country as a whole, and other 

periods when the district prices tracked more slowly.  In the period 2001 to 2008 ς the years leading up to 

Location Indicator
June 

2000

June 

2008

June 

2012

June 

2015

June 

2018

June 

2019

June 

2020

2000     

(%)

2000 

(%pa)

Last 5 

Yrs (%)

Last 2 

Yrs (%)

Last Year 

(%)

Nominal Value 242$      650$    612$    720$    1,175$  1,174$  1,193$ 493% 8.3% 66% 2% 1.6%

Real (CPI adj) 366$      787$    673$    770$    1,212$  1,191$  1,193$ 326% 6.1% 55% -2% 0.2%

New Zealand Nominal 180$      402$    408$    518$    674$     687$     738$    410% 7.3% 42% 9% 7.4%

Real (CPI adj) 272$      487$    448$    554$    695$     697$     738$    271% 5.1% 33% 6% 5.9%

Dunedin City Nominal 102$      269$    274$    296$    410$     460$     548$    537% 8.8% 85% 34% 19.1%

Real (CPI adj) 155$      325$    302$    317$    423$     467$     548$    354% 6.5% 73% 30% 17.3%

Christchurch City Nominal 162$      371$    389$    474$    495$     500$     518$    320% 6.0% 9% 5% 3.6%

Real (CPI adj) 245$      449$    427$    507$    511$     507$     518$    211% 3.8% 2% 1% 2.2%
Source: Corelogic all Residential Index 2021; Values in $000

Mean Property Value ($000) Value Change since:

Queenstown-Lakes 

District



 

Page | 67 

 

the GFC59 - housing prices in QLD increased by 95% in real terms, a rate ahead of the New Zealand average 

84%. This pattern was evident throughout New Zealand in those leadup years, with housing prices in all 

regions more or less doubling over that time. Within the range of causes, high consumer confidence and 

relatively easy access to finance were identified as key drivers of that growth. An important consequence 

was that as the regular 3-yearly revaluations of property were undertaken by councils for rating purposes, 

most of the increase was attributed to rises in land values, with minor shares (usually less than 20%) 

attributed to increases in dwelling values. The increase in these years accounted some 49% of the total 

increase in QLD housing prices over the whole 2001-2020 period. 

In the period following the GFC, prices fell across New Zealand, and in QLD. In the district, prices remained 

lower than the 2008 peak until 2014 in nominal terms, and until 2015 in real (inflation-adjusted) terms. At 

the national level, prices were back to 2008 levels by 2012 (nominal terms) and 2013 (real terms). That 

indicates that QLD was slightly slower to recover from the GFC effects. That said, average price levels in the 

district stayed well above the national average throughout the pre-GFC upturn, and the post-GFC 

downturn. 

Nationally, housing prices began to increase from mid-2012. However, over the next 3 years the increase 

in QLD remained well below the national trend, at 4.6% per annum (real) to 2015, compared with 7.3% per 

annum (real) nationally.  

From 2015 until 2018, housing prices in QLD increased quite sharply. There was very substantial growth 

(+24% real) in the year to 2016, markedly ahead of the national shift (+13.5%), and the increase continued 

through to 2018 (16.3% for QLD, 7.9% per annum nationally). This period accounted for the other half of 

the price growth recorded in 2001-20, 

However, 2018 marked a peak for the district. From 2018 to 2020, QLD prices fell by -0.8% per annum in 

real terms. While the rate of increase slowed nationally (driven at least in part by the very low price growth 

in Auckland once the Unitary Plan became operational in 2016) across the country prices increased by 3.0% 

per annum over the 2018-20 period. 

There were multiple drivers of the increase in prices nationally over the 2012-2016 period, including strong 

net in-migration, the slow recovery of the Auckland construction sector after 2008 (compounded by the 

demands of the Christchurch rebuild), uncertainties in the Auckland market in the hiatus between local 

authority amalgamation and adoption of a unitary plan, and strong interest in the New Zealand housing 

market by overseas investors (anecdotally, including in QLD). Although there were no statistics collected to 

show the level of purchasing by overseas investors over that period, there is information now to show the 

levels of ownership, taking the SNZ definition which identifies owners with resident visa but no citizenship, 

and owners with neither resident visa nor citizenship. This is shown in Table 3.5.  

 
59 Global Financial Crisis. 
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Table 3.5 ς QLD Dwelling Ownership by Citizenship and Residency Status 2017-2020. 

  

The level of ownership by persons who are not citizens (8.5% combined in June 2020) is substantially higher 

than the New Zealand average (5.4%). It indicates that around 1,850 dwellings are overseas owned.  

In the period ending June 2020, some 9.4% of dwelling purchases were by persons who are not citizens, 

somewhat higher than the New Zealand average (8.8%). Assuming corporate ownership (mostly trusts) has 

the same pattern, then the share would be 10.2% for QLD.  

3.3 άbŜǿέ 5ǿŜƭƭƛƴƎǎ ς Additions to the Estate 

It is important to understand current trends in additions to the QLD dwelling estate. Construction activity 

provides several important indicators for the housing market. Dwelling consents issued is a key indicator of 

the scale, value and typologies of those additions, as the majority of consents issued do manifest as new 

dwellings, with completion estimated to occur within 12-24 months following consent issue.60  

The survey of local residential developers gives an indication of who has been buying new dwellings in QLD 

in recent times (including new residential sections that lead to dwelling consents). Respondents were asked 

to rank their known purchasers from a choice of 11 options. Based on average rank scores, the purchaser 

ǘƘŀǘ ǊŀƴƪŜŘ ƘƛƎƘŜǎǘ ƻǾŜǊŀƭƭ ǿŀǎ ΨƭƻŎŀƭ ǊŜǎƛŘŜƴǘǎ ƳƻǾƛƴƎ ǿƛǘƘƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘΩΦ ¢Ƙƛǎ ƛǎ ŦƻƭƭƻǿŜŘ ōȅ demand from 

ΨƘƻǳǎŜƘƻƭŘǎ ǇŜǊƳŀƴŜƴǘƭȅ ƳƻǾƛƴƎ ƛƴǘƻ ǘƘŜ ŘƛǎǘǊƛŎǘ ŦǊƻƳ ŜƭǎŜǿƘŜǊŜ ƛƴ b½ΩΦ The next most common group of 

ǇǳǊŎƘŀǎŜǊǎ όƛƴŎƭǳŘƛƴƎ ǘŀǊƎŜǘŜŘ ōǳȅŜǊǎύ ƛǎ ΨƛƴǾŜǎǘƻǊǎ ǿŀƴǘƛƴƎ ƭƻƴƎ ǘŜǊƳ ǊŜƴǘŀƭǎΩΦ hƴŜ ǊŜǎǇƻƴŘŜƴǘ ǊŀƴƪŜŘ ǘƘƛǎ 

group first (and had delivered only terrace housing in the last two years), two ranked it second and most 

others ranked it third or fourth.  

ΨLƴǾŜǎǘƻǊǎ ǿŀƴǘƛƴƎ ƘƻƭƛŘŀȅ ƘƻƳŜǎΩ ǿŀǎ ŀǇǇƭƛŎŀōƭŜ ǘƻ у ǊŜǎǇƻƴŘŜƴǘǎ ŀƴŘ ƛǘ ǿŀǎ ǘƘŜ ƴŜȄǘ ƘƛƎƘŜǎǘ ǊŀƴƪƛƴƎ 

market.  In descŜƴŘƛƴƎ ƻǊŘŜǊ ŀŦǘŜǊ ǘƘŀǘ ƛǎ ΨǎǇŜŎǳƭŀǘƛǾŜ ǎŜŎǘƛƻƴ ōǳȅŜǊǎΩ όƻƴŜ ǊŜǎǇƻƴŘŜƴǘ ǊŀƴƪŜŘ ǘƘƛǎ ǘƘŜƛǊ оrd 

ƘƛƎƘŜǎǘ ƳŀǊƪŜǘύΣ ΨƘƻǳǎŜƘƻƭŘǎ ƳƻǾƛƴƎ ƛƴǘƻ ǘƘŜ ŘƛǎǘǊƛŎǘ ŦǊƻƳ ƻǾŜǊǎŜŀǎΩ όƻƴŜ ǊŜǎǇƻƴŘŜƴǘ ǊŀƴƪŜŘ ǘƘƛǎ ǘƘŜƛǊ оrd 

highest market and one their 4th ƘƛƎƘŜǎǘύΣ ΨǎǇŜŎǳƭŀǘƛǾŜ ƘƻǳǎŜ ōǳƛƭŘŜǊǎΩ ŀƴŘ ΨƎǊƻǳǇ ƘƻƳŜ ōǳƛƭŘŜǊǎΩ όƻƴŜ 

respondent ranked this their 3rd highest market).  The second least popular/targeted market at present is 

ΨLƴǾŜǎǘƻǊǎ ǿŀƴǘƛƴƎ ǊŜǎƛŘŜƴǘƛŀƭ ǾƛǎƛǘƻǊ ŀŎŎƻƳƳƻŘŀǘƛƻƴΩ ŀƭǘƘƻǳƎƘ ƻƴŜ ǊŜǎǇƻƴŘŜƴǘ ǊŀƴƪŜŘ ǘƘƛǎ ǘƘŜƛǊ пth largest 

 
60 The residential consent data does not provide any visibility (detail) on the end use of the dwelling unit. It may be owned and 

occupied by a resident household, built for long term rental, built as a holiday home, or used for short term residential visitor 

accommodation. Anecdotally, many of the apartments consented recently in the district have been for residential visitor 

accommodation. There is however lots of flexibility to switch from one use to another.  

Type of Seller Sep 2017
Dec 

2017
Mar 2018 Jun 2018Jun 2019

Dec 

2019
Jun 2020

Home involved

At least one NZ citizen 48.1% 67.3% 70.0% 72.2% 70.3% 72.2% 74.1%

1 or more resident, no citizen 3.4% 4.5% 4.5% 4.4% 4.8% 4.6% 4.0%

No NZ citizens or resident visas 3.4% 5.0% 5.0% 4.9% 3.3% 3.9% 4.5%

Corporate only 13.8% 18.6% 19.3% 18.5% 21.5% 19.1% 17.4%

Total where affiliation known 68.8% 95.5% 99.0% 99.7% 99.8% 100.0% 100.0%

Affiliation unknown 31.2% 4.5% 1.0% 0.0% 0.0% 0.0% 0.0%

Total all affiliations 100.0% 100.0% 100.0% 100.0% 100.0% 100.0% 100.0%

Source: SNZ Property Transfer Statistics June 2021
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ƳŀǊƪŜǘΦ ¢ƘŜ ƭŜŀǎǘ ǇƻǇǳƭŀǊκǘŀǊƎŜǘŜŘ ƳŀǊƪŜǘ ǿŀǎ Ψ{ƻŎƛŀƭκǎǘŀǘŜκŀŦŦƻǊŘŀōƭŜ ƘƻǳǎƛƴƎ ǇǊƻǾƛŘŜǊǎκƻŎŎǳǇŀƴǘǎΩΦ 

While one respondent ranked this their main market (1st), most ranked it 8th or 10th (or not applicable at 

all).  

The number and value of consents indicates the built improvements. It is also critical to consider the land 

component since the total (capital) value of properties includes both dwelling and land. For this, the land 

component of new dwellings has been estimated, drawing on analysis of the observed relationships 

between improvement value and land value for some 23,000 new residential properties in regional cities 

and districts constructed over the 2013 to 2017 period61.  

The analysis can draw on direct comparison of the value of consents, which account for most of the 

improvement value of new residential properties, and final property total capital values taking into account 

land values.  

The consent and land value information is used here to understand recent trends in consents, as well as 

expected future trends, to indicate the future ǎǳǇǇƭȅ ƻŦ ƴŜǿ ŘǿŜƭƭƛƴƎǎ όάƴŜǿέ ŘŜŦƛƴŜŘ ŀǎ being 2020 and 

later) over the short, medium, and long terms. The initial high-level approach bases projected numbers on 

current trends and dwelling mix, applied to the total indicated land supply including greenfield and infill 

estimates. Note that this provides a first approximation of new dwelling supply, because it does not include 

detailed analysis of feasibility of new dwellings on greenfield and infill land. The recent trends in consenting 

are taken as a general indicator of feasibility, recognising that in most council areas a very high proportion 

of consented builds do progress to completions, and that indicates general feasibility especially when 

considered over the short and medium term. 

3.3.1 Dwelling Consents 2000-2020  

The scale and nature of new dwelling consents in QLD since 1996 is shown in Figure 3.5. Following 

substantial consenting and building activity in the 2000-08 period averaging 615 consents annually, the 

number of consents declined to a low of just 314 in 2011, in the generally depressed economic conditions 

following the GFC. The 2012-16 period saw a steady increase to 945 consents, and over the last 4 years the 

number of consents has exceeded 1,000 per annum, , including 1,130 in 2020. Allowing for around 90% of 

consents to become dwellings, that indicates that just over 20% of the total 2020 dwelling estate was added 

in the last 4 years.   

The 2016-20 period has seen 1,165 consents issued annually on average (a total count of 5,821). In that 

period, the data shows a variety of typology, with 61% of the total detached dwellings, 25% townhouses, 

flats and units, 10% apartments and 3% retirement village units. The QLD pattern differs somewhat from 

the national structure over that same period, with a smaller share as detached dwellings (61% vs 63%), a 

larger share as townhouses flats and units (25% vs 21%), a similar share as apartments (10%) and fewer as 

retirement units (3% vs 6%). The QLD market has shown significant diversity of typology over the last 5 

years. 

 
61 This analysis of Corelogic datasets covered Hamilton City, Tauranga City, and New Plymouth, Whangarei, Western Bay of Plenty, 

Waikato, Waipa, Queenstown Lakes, Waimakariri and Selwyn districts.  
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Figure 3.5 ς QLD Dwelling Consents by Type 1996-2020 

 

Table 3.6 ς Dwelling Consent Summary QLD ς Total 2016-2020 

 

Dwelling consents issued between 2016-2020 had a total value of $2,757m in $2020 terms (Table 3.6). 

Mean new dwelling size is currently 180m2, with houses at 214m2, and apartments, retirement units and 

townhouses substantially smaller. Mean value per m2 is just over $2,650 in real $2020 terms (inflation 

adjusted). A comparison of the 2016 and 2020 situations (December years) is shown in Table 3.7 for basic 

parameters, including annual value of consents (up 55%), mean consent value (down slightly in real terms), 

mean floor area (down by -20%), and mean value per m2 (up by 23% in real terms).  

Parameter Houses
Town houses 

Flats Units
Apartments

Retirement 

Units

Total 

Dwellings

2016-2020 Period (June YE)

Number of Consents 3,563           1,472          587             199              5,821           

Share of Consents (%) 61.2% 25.3% 10.1% 3.4% 100.0%

Total Value of Consents ($m) 1,995$         421$           180$           85$              2,681$         

Total Value (Real $m) 2020 2,056$         431$           183$           87$              2,757$         

Floor Area of Consents (sqm) 761,554       176,833      59,899        35,578         1,033,864    

Mean Value of Consents ($000) 565$            291$           333$           414$            460$            

Mean Real Value of Consents ($000) 581$            301$           344$           426$            475$            

Mean Floor Area of Consents (sqm) 214              124             130             176              180              

Mean Value $ per Sqm 2,633$         2,348$        2,728$        2,351$         2,578$         

Mean Real Value $2020 per Sqm 2,710$         2,421$        2,800$        2,424$         2,654$         

Source: Statistics NZ 2021 Note - all consents, including with incomplete data
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Table 3.7 ς Dwelling Consent Parameters ς Key Changes in QLD 2016 to 2020 

 

3.3.2 Consent Size Trends 2000-2020  

The distribution of sizes (sqm) of consents is shown in Figure 3.6 for houses, and for all dwellings in Figure 

3.7. The increases in housing prices have seen some effort to make new dwellings more affordable by 

construction of medium-sized and smaller dwellings. However, since 2016 there has been a decrease in the 

numbers of houses in the smaller size ranges, but some shift toward apartments and town and terrace 

houses. This has seen more dwellings in the middle and smaller dwelling sizes, notably the 60-100sqm, 100-

Time Period Houses

Town 

houses 

Flats Units

Apartments
Retirement 

Units

Total 

Dwellings

Number of Consents

2016 725             118            17                27                887          

2020 578             571            198              51                1,398       

2016-2020 147-            453           181             24               511         

Change 2016-2020 % -20% 384% 1065% 89% 58%

Change 2016-2020 %pa -5.5% 48.3% 84.7% 17.2% 12.0%

Total Value of Consents ($m)

2016 338$           35$            5$                8$                387$        

2020 391$           157$          66$              25$              639$        

2016-2020 53$            121$         61$             17$             252$       

Change 2016-2020 % 16% 343% 1235% 204% 65%

Change 2016-2020 %pa 3.7% 45.1% 91.2% 32.1% 13.4%
Total Value (Real $m) 2020

2016 360$           38$            5$                9$                412$        

2020 391$           157$          66$              25$              639$        

2016-2020 31$            119$         61$             16$             227$       

Change 2016-2020 % 9% 316% 1154% 186% 55%

Change 2016-2020 %pa 2.1% 42.8% 88.2% 30.0% 11.6%
Mean Value of Consents ($000)

2016 466$           299$          290$            306$            436$        

2020 677$           274$          333$            493$            457$        

2016-2020 211$          25-$           43$             187$           21$         

Change 2016-2020 % 45% -8% 15% 61% 5%

Change 2016-2020 %pa 9.8% -2.2% 3.5% 12.7% 1.2%
Mean Real Value of Consents ($000)

2016 497$           319$          309$            326$            464$        

2020 677$           274$          333$            493$            457$        

2016-2020 180$          45-$           24$             167$           7-$           

Change 2016-2020 % 36% -14% 8% 51% -2%

Change 2016-2020 %pa 8.0% -3.7% 1.9% 10.9% -0.4%
Mean Floor Area of Consents (sqm)

2016 210             129            151              142              196          

2020 225             107            86                211              157          

2016-2020 15              21-             64-               70               39-           

Change 2016-2020 % 7% -17% -43% 49% -20%

Change 2016-2020 %pa 1.8% -4.4% -13.0% 10.5% -5.4%
Mean Real Value $2020 per Sqm

2016 2,368$        2,477$       2,053$         2,302$         2,371$     

2020 3,007$        2,556$       3,851$         2,333$         2,914$     

2016-2020 640$          79$           1,798$        30$             543$       

Change 2016-2020 % 27% 3% 88% 1% 23%

Change 2016-2020 %pa 6.2% 0.8% 17.0% 0.3% 5.3%
Source: Statistics NZ 2021 Note - all consents, including with incomplete data
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140sqm and 140-180sqm bands, with the average consent size as a result, some -17% smaller by 2020 (-

35m2) compared with 2016. 

Figure 3.6 ς QLD House Consents by Size 2000-2020 

 

The shift toward more smaller dwellings has been in attached dwellings. Detached houses showed no 

discernible change in size over the last 5 years. However, their share has dropped substantially from 79% 

of consents in 2016 to 47% by 2020.  

Figure 3.7 ς QLD Total Dwelling Consents by Size 2000-2020 
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Based on a survey of local stakeholders in the residential development sector, those that were only involved 

in dwelling construction delivered only standalone dwellings in the district over the last two years. 

Respondents that were both land and dwelling developers were more likely to have delivered a range of 

dwelling types over that period, although the majority still delivered only standalone dwellings. One 

delivered only terrace housing. One delivered a mix of standalone, duplex and terraced housing.  None of 

the companies surveyed delivered any apartments in the last two years. 

3.3.3 Consent Value of Works Trends 2000-2020  

5ŀǘŀ ƛƴ ǘƘƛǎ ǎŜŎǘƛƻƴ ǊŜŦƭŜŎǘǎ ΨǾŀƭǳŜ ƻŦ ǿƻǊƪǎΩ ŦǊƻƳ ōǳƛƭŘƛƴƎ ŎƻƴǎŜƴǘ ŀǇǇƭƛŎŀǘƛƻƴǎ ǘƻ v[5/Φ ¢Ƙƛǎ ƛƴŎƭǳŘŜǎ ǘƘŜ 

applicants pre-start estimated cost of works shown in the consent documentation (including professional 

building related fees, constructions costs including material and labour) and does not include land, lawyerΩs 

fees, consent fees, finance, or profit margins for developers. However, the construction cost of building 

houses is a major determinant of the final cost profile and is relevant to consideration of the potential 

feasibility of future development and final sale prices.  

There has been some minor shift toward a larger share of medium to lower value dwellings, as shown in 

Table 3.8 and Figure 3.8. In 2020, some 34% of consents were valued at $300,000 or less, considerably 

more than the 13% of 2016 and 12% of 2017. The latest year shows 76% of consents were at values of less 

than $600,000, a similar share to what has been seen since around 2016.  

Table 3.8 ς Share of Dwelling Consents by Value of Works ($2020) ς QLD 2013 to 2020 

 

Value Band 2013 2014 2015 2016 2017 2018 2019 2020

$0K - 100K 1% 0% 0% 1% 1% 0% 1% 0%

$100K - 200K 3% 2% 1% 1% 7% 2% 16% 4%

$200K - 300K 12% 14% 13% 11% 7% 10% 28% 30%

$300K - 400K 27% 33% 33% 22% 27% 23% 16% 18%

$400K - 500K 22% 20% 22% 28% 25% 27% 17% 13%

$500K - 600K 12% 10% 16% 13% 15% 16% 5% 11%

$600K - 700K 7% 9% 4% 7% 5% 4% 8% 10%

$700K - 800K 8% 6% 3% 7% 4% 2% 3% 3%

$800K - 900K 1% 4% 3% 2% 2% 4% 2% 2%

$900K - 1.0M 3% 2% 3% 2% 2% 5% 2% 1%

$1.0M - 1.1M 2% 0% 0% 2% 1% 2% 1% 3%

$1.1M - 1.2M 2% 0% 1% 1% 1% 2% 1% 2%

$1.2M - 1.3M 1% 1% 0% 0% 0% 1% 1% 1%

$1.3M - 1.4M 1% 0% 0% 1% 1% 0% 0% 1%

$1.4M & Over 0% 0% 0% 1% 0% 0% 0% 1%

TOTAL 100% 100% 100% 100% 100% 100% 100% 100%
Source: StatisticsNZ 2021
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Figure 3.8 ς QLD Dwelling Consents by Value of Works Band 2013-2020 

 

The distribution of total consents by dwelling type in each value band for the 2016-20 period in total is 

shown in Table 3.9. Figure 3.8 Detached houses account for around 58% of the total, and 51% in the last 

three years. Only 4% of all consents since 2016 were below $250,000, while another 25% lie in the $250,000 

to $499,000 bands (all values in constant $2020 terms). Some 31% of consents are in the $500-749,000 

bands, and another 21% in the $750-999,000 bands, with over 80% at less than $1,000,000.  Townhouses 

units and flats and other smaller dwelling typologies show a relatively greater concentration in the lower 

value bands, and three-fifths of the consents in these types are valued at less than $500,000. This highlights 

the potential for attached dwellings to provide more affordable final dwelling price points, particularly as 

land prices are expected to increase. 

Figure 3.9 provides a comparison on new consent values in QLD with New Zealand for the 2016-2020 

period. It shows a relatively similar profile for new construction activity.   
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Table 3.9 ς Dwelling Consents by Typology and Value of Works ($2020) ς QLD 2016 to 2020 

 

 

 

Consent Value 

Band ($000) 2016-

2020

Houses
Apart 

ments

Retire 

ment 

Units

Town 

house 

Unit Flat

Total 

Dwellings 

Consented

Houses
Apart 

ments

Retire 

ment 

Units

Town 

house 

Unit Flat

Total 

Dwellings 

Consented

Under $50K -         -           -           -          -               0% 0% 0% 0% 0%

$50-99K -         4               -           31            35                 0% 0% 0% 1% 1%

$100-149K 6             -           -           63            69                 0% 0% 0% 1% 1%

$150-199K 15          232          -           62            309              0% 4% 0% 1% 5%

$200-249K 32          -           2               221         255              1% 0% 0% 4% 5%

$250-299K 105        132          4               501         742              2% 2% 0% 9% 13%

$300-349K 378        49            12            192         631              7% 1% 0% 3% 11%

$350-399K 309        35            53            180         577              5% 1% 1% 3% 10%

$400-449K 453        11            23            110         597              8% 0% 0% 2% 11%

$450-499K 537        4               15            64            620              9% 0% 0% 1% 11%

$500-549K 206        22            42            43            313              4% 0% 1% 1% 6%

$550-599K 299        -           13            32            344              5% 0% 0% 1% 6%

$600-649K 115        21            16            10            162              2% 0% 0% 0% 3%

$650-699K 193        -           14            21            228              3% 0% 0% 0% 4%

$700-749K 96          32            7               10            145              2% 1% 0% 0% 3%

$750-799K 48          -           3               11            62                 1% 0% 0% 0% 1%

$800-849K 64          -           1               7              72                 1% 0% 0% 0% 1%

$850-899K 67          4               1               3              75                 1% 0% 0% 0% 1%

$900-949K 42          13            1               8              64                 1% 0% 0% 0% 1%

$950-999K 67          -           -           2              69                 1% 0% 0% 0% 1%

$1000-1049K 45          1               -           8              54                 1% 0% 0% 0% 1%

$1050-1099K 42          -           -           -          42                 1% 0% 0% 0% 1%

$1100-1149K 47          -           -           2              49                 1% 0% 0% 0% 1%

$1150-1199K 32          -           -           -          32                 1% 0% 0% 0% 1%

$1200-1249K 19          -           -           -          19                 0% 0% 0% 0% 0%

$1250-1299K 24          -           -           -          24                 0% 0% 0% 0% 0%

$1300-1349K 11          -           -           -          11                 0% 0% 0% 0% 0%

$1350-1399K 24          -           -           3              27                 0% 0% 0% 0% 0%

$1400-1449K 15          -           -           -          15                 0% 0% 0% 0% 0%

$1450-1499K 9             -           -           -          9                   0% 0% 0% 0% 0%

$1500K+ 4             -           -           -          4                   0% 0% 0% 0% 0%

TOTAL 3,304    560          207          1,584      5,655          58% 10% 4% 28% 100%

Source: ME Housing Demand Model 2021; Statistics NZ 2021
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Figure 3.9 ς Distribution of Values for New Dwelling Consents QLD and NZ 2016-2020 

 

3.3.4 Total New Dwelling Value   

However, the consent data shows only the estimated value of the dwellings to be built. It does not show 

the value of other built improvements to the land, nor does it show the value of the land itself. The 

distribution of the total values of new dwellings including land is shown in Table 3.10 and it shows a wide 

range of values for new dwellings entering the QLD property estate62. The estimates draw from an analysis 

of detailed data on some 39,800 new dwellings across Tier 1 and Tier 2 urban environments, to identify 

land value as a share of total capital value for dwellings in each (capital) value band, and for each dwelling 

type. For QLD, the land value to capital value relationship evident in regional cities and districts has been 

applied. The use of that assumption is justified as that relationship is also evident in the data on 1,836 

properties specific to QLD itself. In contrast, in Auckland and Christchurch (large metropolitan markets), 

the land value component is a generally higher share of capital value than is the case in the other cities.   

 

 
62 Note that the estimates in Table 3.10 show the same number of dwellings built as consents issued. Not all of the new dwelling 

consents which are issued end up as new dwellings constructed (there is some attrition). However, it is useful for the purposes of 

ǘƘƛǎ ŀƴŀƭȅǎƛǎ ǘƻ ŀǎǎǳƳŜ ǘƘŀǘ ŀƭƭ ŀǊŜ ΨōǳƛƭǘΩ ǎƻ ǘƘŀǘ ǘƘŜ comparison of consent values and final dwelling values is as clear as possible, 

and not further complicated by making allowances for that attrition.  
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Table 3.10 ς New Dwellings by Estimated Total Value Band ς Queenstown Lakes 2016 to 2020 

 

The distribution of consent values and total residential property values is shown in Figure 3.10 for all 

dwellings, and in Figure 3.11 for houses only. For new houses in most value bands, land accounts for 38-

42% of total capital value. For apartments and townhouses, the Corelogic data shows that the land value 

component is smaller, in the range of 28-33% reflecting the greater dwelling to land ratios efficiencies 

possible - however making use of this ratio efficiency is only justified by relatively higher land values. 

In the graphs, the difference between the lines showing value of consents and total property value reflects 

the land component of new dwellings. It is noted that the land value share for new dwellings is in most 

instances substantially less than for the established dwelling estate. This reflects the fact that new builds 

are generally to a greater level of intensity (i.e., less land area per dwelling) than the urban average63.   

 

 
63 ¢Ƙƛǎ ƛǎ ƻƴŜ ƪŜȅ ǊŜŀǎƻƴ ǿƘȅ ǘƘŜ tǊƛŎŜ /ƻǎǘ wŀǘƛƻ όάt/wέύ ƳŜǘƘƻŘƻƭƻƎȅ ƛǎ ƴƻǘ ǿŜƭƭ ǎǳƛǘŜŘ ŦƻǊ assessing urban economies and housing 

land markets (see section 10.6.1). 

Dwelling Value 

Band ($000) 2020
Houses

Apart 

ments

Retire 

ment 

Units

Town 

house 

Unit Flat

Total 

Dwellings 

Consented

Houses
Apart 

ments

Retire 

ment 

Units

Town 

house 

Unit Flat

Total 

Dwellings 

Consented

Under $50K -         -           -           -          -               0% 0% 0% 0% 0%

$50-99K -         -           -           -          -               0% 0% 0% 0% 0%

$100-149K -         4               -           31            35                 0% 0% 0% 1% 1%

$150-199K 2             58            -           31            91                 0% 1% 0% 1% 2%

$200-249K 1             46            -           76            123              0% 1% 0% 1% 2%

$250-299K 4             45            -           70            119              0% 1% 0% 1% 2%

$300-349K 11          72            1               158         242              0% 1% 0% 3% 4%

$350-399K 33          81            4               196         314              1% 1% 0% 3% 6%

$400-449K 108        42            14            221         385              2% 1% 0% 4% 7%

$450-499K 108        42            14            176         340              2% 1% 0% 3% 6%

$500-549K 169        44            18            199         430              3% 1% 0% 4% 8%

$550-599K 161        20            21            110         312              3% 0% 0% 2% 6%

$600-649K 233        10            18            72            333              4% 0% 0% 1% 6%

$650-699K 266        7               19            50            342              5% 0% 0% 1% 6%

$700-749K 266        7               19            50            342              5% 0% 0% 1% 6%

$750-799K 244        9               17            30            300              4% 0% 0% 1% 5%

$800-849K 244        9               17            21            291              4% 0% 0% 0% 5%

$850-899K 213        15            18            23            269              4% 0% 0% 0% 5%

$900-949K 127        11            7               8              153              2% 0% 0% 0% 3%

$950-999K 127        11            8               10            156              2% 0% 0% 0% 3%

$1000-1049K 124        6               5               10            145              2% 0% 0% 0% 3%

$1050-1099K 124        6               2               6              138              2% 0% 0% 0% 2%

$1100-1149K 83          1               1               4              89                 1% 0% 0% 0% 2%

$1150-1199K 59          3               1               6              69                 1% 0% 0% 0% 1%

$1200-1249K 68          3               1               4              76                 1% 0% 0% 0% 1%

$1250-1299K 30          3               -           3              36                 1% 0% 0% 0% 1%

$1300-1349K 43          4               -           4              51                 1% 0% 0% 0% 1%

$1350-1399K 37          3               -           4              44                 1% 0% 0% 0% 1%

$1400-1449K 114        -           -           3              117              2% 0% 0% 0% 2%

$1450-1499K 131        -           -           3              134              2% 0% 0% 0% 2%

$1500K+ 175        -           -           4              179              3% 0% 0% 0% 3%

TOTAL 3,305    562          205          1,583      5,655          58% 10% 4% 28% 100%
Source: ME Housing Demand Model 2021 Note: includes rounding
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Figure 3.10 ς All New Dwellings Consent Value and Final Property Value : QLD 2016 ς 2020 

 

Figure 3.11 ς New House Consent Value and Final Property Value : QLD 2016 ς 2020 

 

In the survey of local residential developers, several respondents commented on the significant effect the 

cost of land has on commercial feasibility and the final housing product.  One respondent stated that the 

Ŏƻǎǘ ƻŦ ƭŀƴŘ ƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘ ǿŀǎ άƧǳǎǘ ŜȄǘǊŀƻǊŘƛƴŀǊȅ ŀƴŘ ŘǊƛǾŜƴ ōȅ ƳǳƭǘƛǇƭŜ ŦŀŎǘƻǊǎέΦ ²ƛǘƘ Ƴƻǎǘ ƭƻŎŀƭ 
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stakeholders also developing in the rest of the country, this suggest that they are well placed to consider 

the relative costs of residential development in QLD. One respondent considered that the άŎƻǎǘ ƻŦ 

ŎƻƴǎǘǊǳŎǘƛƻƴ ƛǎ ǊŜŀǎƻƴŀōƭȅ ŎƻƴǎƛǎǘŜƴǘ ŀŎǊƻǎǎ ǘƘŜ ōƻŀǊŘέΣ ŀƭǘƘƻǳƎƘ ŀƴƻǘƘŜǊ ǊŜǎǇƻƴŘŜƴǘ ǊŜǇƻǊǘŜŘ ǘƘŀǘ ǘƘŜ 

cost of materials was continuing to escalate (with availability of building materials becoming an issue). This 

reinforces that the cost of land and land development is a key determinant of where it is feasible to develop 

and where is it not.   

3.4 Future Dwelling Estate 

v[5Ωǎ expected future dwelling estate is estimated using the M.E Housing Supply Model 2021, which utilises 

our understanding of the current estate, and likely changes in that estate over time as the estimated 

additional dwellings required to accommodate ongoing replacement and improvement, and the net 

increase in households in the district to provide estimates of the future estate by dwelling types and value 

bands. This is important for assessing future housing affordability.  

In accordance with the NPS-UD provisions, when calculating total net demand increase, allowance is made 

for one additional dwelling for every additional household. 

3.4.1 Property Value Trends 

A key requirement is to understand likely changes in the total property values of both the existing and new 

estates, over the NPS-UD time periods. The long run evidence in New Zealand, covering periods of 

economic boom and bust, population growth and decline, and periods of relative housing under and over 

supply, points to land value (the value of the land) generally increasing at a faster rate than the 

improvement value (the value of everything else permanently built on or attached to the land) of individual 

sites.  

Land value increase is generally driven by growth in market size as cities expand, a key reason why mean 

land values in larger cities are substantially higher than that in smaller cities and towns. Other influences 

include the rate of growth, with faster economic growth generally correlating with more rapid increase in 

land values than slower economic growth, and the available land and housing supply relative to demand. 

Final consumer demand is predominantly for residential properties including land and improvements 

(dwellings), which means that constraints on supply of housing that have the result of generating a 

mismatch between supply and demand in an area may be expected to affect the value of the land 

component as well as the improvements. As well as localised influences, several exogenous influences are 

important, including home loan interest rates, loan ǘƻ ǾŀƭǳŜ Ǌŀǘƛƻǎ όάLVRsέύ and the availability of finance 

for house purchases, which commonly have effect at the national and local level, including by setting 

expectations about future prices.  

To reflect actual changes, the analysis draws on observed trends in property values over the last two 

decades in Tier 1 urban environments across New Zealand.64 Corelogic datasets have been analysed to 

 
64 Auckland, Hamilton, Tauranga, Wellington and Christchurch. 
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show the relative shifts in land values and improvement values over time65. This analysis has identified that 

LV in Tier 1 economies changes at a different rate from IV, in almost every city. LV typically grows faster 

because the value of land is generally driven by growth in the size of an urban economy, though can also 

drop faster than IV in periods of economic downturn.  

The value of improvements on the land ς mainly a dwelling ς typically shows a different pattern of change, 

increasing at a slower rate than land value, and often remaining static or decreasing in real terms, as built 

improvements depreciate. This slower growth reflects that built structures age and depreciate, with their 

technology becoming increasingly outdated over time. This ongoing depreciation is also offset by additions 

and alterations, renovation and maintenance, and the inherent use value of existing structures. 

This means that in urban economies, while LV has generally shown positive growth, the IV component of 

property value has also shown positive growth but grows more slowly and may decline in real (inflation-

adjusted) terms. Whether the rate of increase is fast or slow or negative is less important than the overall 

differential whereby the rate of change in LV is greater than IV, leading to incentives for eventual 

ǊŜŘŜǾŜƭƻǇƳŜƴǘ ǘƻ ŀ ΨƘƛƎƘŜǊ ŀƴŘ ōŜǘǘŜǊ ǳǎŜΩΣ ǘȅǇƛŎŀƭƭȅ ƳƻǊŜ ƛƴǘŜƴǎƛǾŜ όhigher total value, not necessarily 

more expensive per dwelling) reflecting the current economy (as opposed to the economy at the time of 

the original development). 

The overall pattern of annual change rates for Tier 1 cities is shown in Figure 3.12, where land values rose 

substantially ahead of improvement values in the 2001-2007 period, then declined 2008-2011 (affected by 

the GFC-related downturn in economic conditions), then remained ahead of improvement values through 

the 2012-2018 period. The cumulative trend for Tier 1 cities is shown in (Figure 3.13) across the last two 

decades.  

Figure 3.12 ς Tier 1 Urban Environment Residential Property LV and IV Changes (Real) 2000-2019 

  

 
65 A consistent, no-change dataset of 5,000 urban properties has been used to examine the effects of land value and improvement 

value change where there has not been any significant change to the dwelling (including replacement). That vis to remove the 

effect on improvement values of replacement dwellings or major upgrades which could distort the pattern. 
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Figure 3.13 ς Tier 1 Urban Environment Residential LV and IV Trends (Real) 2000-2019 

 

These patterns are evident throughout New Zealand. Figure 3.14 shows the recent pattern across all TLAs66, 

over the 2016-2020 period. The key feature of the graph is that for most TLAs, the annual change in average 

LV per residential property has stayed ahead of the shifts in IV per property. In this instance, while detail 

for all TLAs is available, the relatively short (4-year) time period and the fact that the 2020 includes 

properties added since 2016 means that the big picture pattern ς LV generally increases faster than IV - is 

the key indicator. v[5Ωǎ Ǉƻǎƛǘƛƻƴ ƛǎ ǎƘƻǿƴ ōȅ ǘƘŜ ǊŜŘ ŎƛǊŎƭŜΦ 

Figure 3.14 ς Residential LV and IV Value Trends (Real) by TLA 2016-2020 

 

 
66 Territorial Local Authorities. 
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This evidence base has been drawn on for the assessment of property values in QLD (a Tier 2 urban 

environment), over the 2020-2050 period for the NPS-UD. 

3.4.2 Current Estate : Values 2020-2050 

The distribution of property values in the existing estate has been identified for the 2020 base year from 

the Corelogic property counts. It has then been estimated for future years on a scenario basis, allowing for 

expected trends in LV and IV and the relativities between them. 

The Base Case scenario takes account of expected changes in land and improvement values over time, 

which is expressed as annual % changes in LV and IV, assuming an average rate over time.  This is driven 

the ¢ǊŜŀǎǳǊȅΩǎ Iŀƭf-¸ŜŀǊ 9ŎƻƴƻƳƛŎ ŀƴŘ CƛǎŎŀƭ ¦ǇŘŀǘŜ όάHYEFUέ aŀȅ нлнмύ estimates to 2025 (prepared for 

Budget 2021), thereafter a base rate, though gradually slowing over time. This indicates strong price growth 

nationally of 17.3% to June 2021, then a much more subdued outlook with prices increasing by just 0.9% 

to 2022, and 1.89% per annum on average over the 4 years to June 2025.  

Building on that short term HYEFU outlook, the Base Case allows for land values to increase at 6.5% per 

annum (4.4% real) from 2026 onward, the improvement values on existing built properties to increase by 

3.25% (1.3% real) and household incomes to increase at a rate of 1.1% per annum in real terms.  

While QLD has had a history of relatively high dwelling prices and strong price growth in the past ς driven 

by a number of factors including the high level of ownership by those living outside the district, including 

overseas ς a more conservative future is seen as being likely in the short term, at least.  An obvious question 

is why conservative growth rates might be expected for QLD given its history of strong price rises and high 

property values. vǳŜŜƴǎǘƻǿƴΩǎ ǘƻǳǊƛǎƳ-based economy has been heavily impacted by the effects of the 

Covid pandemic since early 2020. One consequence has been the decrease in employment opportunities, 

as well as expectations of the future growth in the local economy.  

In the last 24 months, the housing price index has fallen by -2.6% in real terms. Rental levels have fallen by 

-20% over the last 12 months, even though the number of tenancies has continued to increase. This may 

suggest some shift in the structure of the rental market with longer term tenancies. The Base Case future 

outlook for QLD is summarised in Table 3.11 alongside three alternative outlooks.    

Table 3.11 ς Projected Real Changes in Property Market Conditions (%pa) 2020-2050 

    

The indicated shifts in property values in the existing dwelling estate are summarised in Table 3.12.67 This 

shows the estimated number of dwellings in each value band (in real $2020 terms) currently, and in the 

short, medium, and long terms. The ongoing increases in LV, together with the more modest changes in 

 
67 Refer to the supporting Technical Report for equivalent tables for the 5 Year Lag future.  

Indicator Base Case
National 

Outlook
High Low

LV Trend 2.6% 3.1% 2.9% 2.4%

IV Trend 0.5% 0.8% 0.5% 0.4%

Construction Cost Trend 1.1% 0.9% 1.2% 1.0%

Household Income Trend 1.2% 1.1% 1.4% 1.1%
Source: ME Housing Demand Model 2021
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IVs for the current dwelling estate, would see important shifts into the medium and long terms. That is to 

be expected, given the outlook for residential land values to continue to grow. 

Currently (2020) only around 7% of dwellings are in the under $600,000 market, and a quarter of the 

dwelling estate is in value bands of less than $800,000. Another quarter (26%) in the $800-999,000 band, 

and 28% in the $1.0m to $1.5m band. The mean value of new dwelling consents has changed slowly since 

2017, with values in 2020 just +1.6% higher than 2017 in real terms. 

Assuming they persist through to 2023, the relatively slow projected growth rates in land and built value 

would see little change in prices. The share of dwellings under $600,000 would stay at 7% of the estate, 

with no discernible change in the other value bands. 

More substantial change is likely in the medium term. By 2030 at the projected rates of change, only 5% of 

dwellings would be in the under $600,000 band. The share in the $600-799,000 value band would fall to 

14%, with only one dwelling in five being priced under $800,000. The $800-999,000 band would drop to 

22%, the share in the $1.0m to $1.5m band would increase to 36%. 

The table shows changes in the value patterns of only the existing dwelling estate, at the assumed rates of 

property price escalation. Importantly, the projections allow for some continued increase in the value of 

the already built dwellings, when longer term the built estate is subject to depreciation and a growing 

ΩǘŜŎƘƴƻƭƻƎȅ ƎŀǇΩ.  

When applied over the medium and long term, the compounding rates of change would generate  

substantial price increases in real terms (though without allowance at this point for parallel increases in 

household incomes). Importantly, they are a representation of the recent past projected into the future, 

to indicate the potential extent of change in housing prices. They are not a forecast of price changes. They 

are intended to represent the effects of long term changes in the property market as LVs continued to 

increase, and IVs increased but much more slowly. 

A faster rate of change in market conditions for both LVs values and IVs would see greater shifts in the 

medium term, though it is again only in the long term that the existing dwelling estate would show 

substantially different value patterns from the current. A slower rate of change, including a future where 

IVs showed a drop in real terms, would see quite limited changes in the value patterns for the existing 

estate.  
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 Table 3.12 ς Total Current Estate Dwellings by Value Band ($000) ς QLD 2020 to 2050 

  

The Base Case outlook is shown in Figure 3.15 with the current distribution indicated by the black line, and 

then the bars for the short, medium and long terms showing the relatively gradual shift in property values 

over time. 

The pattern is important in regard to housing affordability. In the Change the Path growth future68, the 

existing estate will account for around 96% of total dwellings in 2023, and 80% in 2030 (assuming limited 

replacement of existing dwellings). Even in the long term, the 22,750 or so dwellings which are currently 

present will still represent 56% of the total housing stock. Moreover, the young age of the QLD dwelling 

 
68 In the 5 Year Lag medium growth future, the existing estate will account for the majority of dwellings of resident households ς 

some 98% in 2023, and 81% in 2030 and around 58% in the long term. New dwellings yet to be built would account for under half 

of the future total. 

LV Trend 2.5% IV Trend 0.4% (all %pa)

2020 2023 2030 2050 2020-23 2020-30 2020-50

$0-99 -                -            -               -               -       -        -        

$100-199 20                 20             10                -               -       10-         20-          

$200-299 60                 60             50                10                -       10-         50-          

$300-399 160               170           90                30                10         70-         130-       

$400-499 460               470           280              70                10         180-       390-       

$500-599 890               920           510              50                30         380-       840-       

$600-699 1,680            1,700        1,070           170              20         610-       1,510-    

$700-799 2,500            2,510        1,900           270              10         600-       2,230-    

$800-899 2,920            2,920        2,050           530              -       870-       2,390-    

$900-999 2,630            2,660        2,830           840              30         200       1,790-    

$1000-1099 2,040            2,070        2,130           910              30         90         1,130-    

$1100-1199 1,490            1,510        2,150           1,510          20         660       20          

$1200-1299 1,140            1,160        1,620           1,490          20         480       350       

$1300-1399 820               690           1,030           1,580          130-      210       760       

$1400-1499 600               630           970              2,120          30         370       1,520    

$1500-1599 470               510           570              1,540          40         100       1,070    

$1600-1699 360               390           560              1,720          30         200       1,360    

$1700-1799 340               350           440              970              10         100       630       

$1800-1899 320               330           300              1,110          10         20-         790       

$1900-1999 360               330           320              730              30-         40-         370       

$2000-2199 130               250           250              620              120      120       490       

$2200-2399 260               290           370              810              30         110       550       

$2400+ 2,100            1,810        2,250           4,670          290-      150       2,570    

Total 21,750         21,750     21,750        21,750        -       -        -        

Under $400K 1% 1% 1% 0%

$400-599K 6% 6% 4% 1%

$600-799K 19% 19% 14% 2%

$800-999K 26% 26% 22% 6%

$1000-1499K 28% 28% 36% 35%

Over $1500K 20% 20% 23% 56%
Source: ME Housing Demand Model 2021

Queenstown-Lakes District

Value Band ($2020)

Includes LifestyleChange the Path Growth Future
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estate with well over 90% of dwellings being 40 years old or less, means that the rate of replacement will 

be relatively low ς in the order of 5% or less of annual consents.  

Figure 3.15 ς Properties by Value QLD 2020-2050 ς Existing Estate (Change the Path) 

 

3.4.3 άbŜǿέ 9ǎǘŀǘŜ ±ŀƭǳŜǎ Over Time 

The balance of the QLD residential estate will be dwellings which are yet to be built and would be 

constructed in response to growth in demand for housing increases in the resident population, and demand 

from outside the district for holiday dwellings. Understanding that new estate is again important in relation 

to future affordability, as construction cost trends, land value trends, and improvement value trends will 

influence both the prices of dwellings in the future and the quantity, rate, and location of builds.  

As noted above, the mix of dwelling values and types for the new estate is based on the observed patterns 

in QLD new dwelling consents over the past 6 years, with allowance for the land component according to 

Corelogic datasets69.  

It is noted that a common approach for the previous NPS-UDC and other studies has been to examine new 

dwelling price trends for land and construction costs, and project those forward across the total new estate 

to estimate future values in the short, medium, and long term futures. Some studies have indicated 

substantial increases in future new dwelling prices. That approach has tended to over-state the future 

 
69 The value patterns according to feasibility analysis show a range, though generally push toward the middle to higher value 

dwellings. However, the analysis shows substantial numbers of dwellings in the lower and middle value bands are feasible, which 

largely confirms the current pattern of consents by value. Accordingly, the current pattern of new dwelling consents by value has 

been applied here.  
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values of housing, and accordingly over-state the negative impacts on housing affordability - in some 

instances quite substantially. 

It is important to recognise that v[5Ωǎ new estate will be built progressively over time, as it is in any market. 

The άƴŜǿέ ŜǎǘŀǘŜ ƛƴ ǘƘŜ ƳŜŘƛǳƳ ǘŜǊƳ ŦǳǘǳǊŜ όнлолύ ǿƛƭƭ ƴƻǘ ōŜ ŘǿŜƭƭƛƴƎǎ ŀƭƭ ŎƻƴǎǘǊǳŎǘŜŘ ƛƴ нлол ŀǘ нлол 

prices70. Rather it will be some dwellings which were new in 2021 and were built at 2021 prices (and by 

2030 some 9 years old), plus some new in 2022 and built at 2022 prices (and 8 years old) and so on. Hence, 

the M.E model allows for the future additions to be progressively built over the period, and with their values 

in 2030 and 2050 reflecting the initial cost when built and the age of the dwelling itself, together with the 

underlying growth in land values expected over the period.  

Table 3.13 ς New Estate by Value Band ς QLD 2020 to 2050 Change the Path Future 

 

 
70 We note that one approach for the NPS-UDC and other studies has been to apply new dwelling price trends for land and 

construction costs, and simply compound those forward across the total new estate to estimate future values in the short, 

medium and long term futures. Some studies have indicated substantial increases in future new dwelling prices because they in 

effect assume that all new dwellings are built in the final year of the planning horizon, at final year prices. 

Queenstown-Lakes District
LV Trend 3.5% 1.0%

2020-23 2020-30 2020-50

$0-99 -             13               10               

$100-199 13              26               80               

$200-299 25              145             240             

$300-399 64              247             270             

$400-499 83              464             400             

$500-599 81              497             800             

$600-699 93              512             1,150          

$700-799 97              486             1,030          

$800-899 76              615             1,170          

$900-999 85              488             1,440          

$1000-1099 52              453             1,080          

$1100-1199 36              335             1,500          

$1200-1299 24              244             1,140          

$1300-1399 25              172             690             

$1400-1499 19              129             1,350          

$1500-1599 31              112             1,190          

$1600-1699 11              97               310             

$1700-1799 -             184             630             

$1800-1899 -             85               340             

$1900-1999 -             8                 390             

$2000-2199 -             6                 260             

$2200-2399 -             1                 370             

$2400+ -             22               1,180          

Total 820            5,340          17,020       

Under $400K 12% 8% 4%

$400-599K 20% 18% 7%

$600-799K 23% 19% 13%

$800-999K 20% 21% 15%

$1000-1499K 19% 25% 34%

Over $1500K 5% 10% 27%
Source: ME Housing Demand Model 2021

Value Band ($000)($2020)

Change the Path Growth Future
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The estimated values of the new dwelling estate are shown in Table 3.13.71 In the short term, the expected 

additional 800 dwellings would be spread across the value bands72. 

In the medium term, there would be an additional 5,400 dwellings, with their value distribution reflecting 

the combined effects of new dwellings being built at prevailing prices in the year of construction, plus the 

ageing of new dwellings once built and the value of those improvements changing in line with the overall 

trend (around 0.4%pa), while the LV component of the new estate would change also at the district average 

(2.5%pa). In the medium term, around 26% of dwellings would be under the $600,000 mark, some 19% in 

the $600-999,000 band, and about 37% would be over the $1m mark. 

In the long term, the additional 17,040 dwellings would be weighted toward the middle and higher value 

bands, with only around 10% in the under $600,000 bands, and more than half in the $1.0m plus bands. 

Note that these estimates are based on continuation of the current mix of new dwellings with indicative 

price inflation. The estimates of feasible capacity will see some modification of the estimated value 

distribution.    

The Change the Path outlook is shown in Figure 3.16.73 The contrast with the current dwelling estate is 

clear, with new properties showing a broader distribution over time, and higher proportions in the higher 

value bands. 

Figure 3.16 ς Properties by Value 2020-2050 ς New Estate in the Change the Path Growth Future 

 

 

 
71 Refer to the supporting Technical Report for the equivalent table for the 5 Year Lag future. 
72 The QLD projections indicate much faster growth in dwellings than in resident households in the short term. 
73 The outlook for the 5 Year Lag future can be found in the supporting Technical Report.  
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3.4.4 Total Future Dwelling Estate  

The total future dwelling estate will be the existing estate, less those parts redeveloped, plus the new 

estate. The overall pattern for the Change the Path growth future is shown in Table 3.1474. The value 

structure is dominated in the short and medium term by the existing estate, and the assumed moderate 

rate of value change among those properties. 

Table 3.14 ς Total Estate by Value Band ς QLD 2020 to 2050 Change the Path Future 

 

In the Change the Path future there would be limited change to 2023, by which time around 28% of the 

total future estate would be in value bands of $800,000 or less, with 25% in the $800-999,000 band, and 

around 47% in bands of $1.0m or higher. 

There would be more substantial change in the medium term. By 2030 at the projected rates of change 

together with ageing of the estate and additions from new dwellings would see just 10% of dwellings in the 

 
74 The outlook for the 5 Year Lag future can be found in the supporting Technical Report. 

LV Trend 3.5% IV Trend (all %pa)

2020 2023 2030 2050 2020-23 2020-30 2020-50

$0-99 -             -              -             -                -               -             -           

$100-199 20              10               10               -                10-                10-              20-            

$200-299 60              50               30               10                  10-                30-              50-            

$300-399 160            90               70               10                  70-                90-              150-          

$400-499 460            280             130            20                  180-              330-            440-          

$500-599 890            510             340            20                  380-              550-            870-          

$600-699 1,680         1,070          570            80                  610-              1,110-        1,600-       

$700-799 2,500         1,900          910            70                  600-              1,590-        2,430-       

$800-899 2,920         2,050          1,780         140               870-              1,140-        2,780-       

$900-999 2,630         2,830          1,460         210               200              1,170-        2,420-       

$1000-1099 2,040         2,130          2,710         390               90                670            1,650-       

$1100-1199 1,480         2,150          2,160         530               670              680            950-          

$1200-1299 1,140         1,620          1,940         610               480              800            530-          

$1300-1399 820            1,220          1,520         840               400              700            20            

$1400-1499 600            780             1,160         1,100            180              560            500          

$1500-1599 470            680             1,220         1,320            210              750            850          

$1600-1699 360            440             750            1,480            80                390            1,120       

$1700-1799 340            430             560            1,540            90                220            1,200       

$1800-1899 320            300             450            1,490            20-                130            1,170       

$1900-1999 360            320             370            840               40-                10              480          

$2000-2199 130            250             290            1,740            120              160            1,610       

$2200-2399 260            370             350            1,330            110              90              1,070       

$2400+ 2,100         2,250          2,970         7,960            150              870            5,860       

Total 21,740      21,730       21,750       21,730          10-                10              10-            

Under $400K 1% 1% 1% 0%

$400-599K 6% 4% 2% 0%

$600-799K 19% 14% 7% 1%

$800-999K 26% 22% 15% 2%

$1000-1499K 28% 36% 44% 16%

Over $1500K 20% 23% 32% 81%
Source: ME Housing Demand Model 2021

Queenstown-Lakes District

Value Band ($000, $2020)

Includes LifestyleChange the Path Growth Future
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$600,000 or lower value band, another 14% in the $600-800,000 band, and 22% in the $800-999,000 band. 

Around 54% would be in the $1.0m or more bands. 

In the long term the number of dwellings in the lower to middle value bands would account for a small 

share of the total estate, based on past trends and the current situation, with around three-quarters in the 

over $1.0m mark.  

While the long term numbers show substantial change, it is important to recognise that the changes would 

occur progressively over 30 years. The largest effect would be the expected long term increase in land 

values, which is driven mainly by growth in the economy and economic conditions, and applies to all sites, 

irrespective of the age and size of the dwelling and other built improvements, though the amount of uplift 

for any given site will be a function of demand, and the amenities (e.g. slope, views, proximity to desirable 

facilities and features, etc). Over the long term, allowance is made for LV to more than double in real terms, 

accounting for over four-fifths of the total value increase across the QLD property estate. 

It is also important to recognise that household incomes will also rise into the long term, with future 

affordability mainly relating to both prices and incomes. The pattern in the past 20 years has been for 

incomes to rise more slowly than dwelling prices. This matter is addressed further in Section 10. 

A faster rate of change in market conditions for both land values and improvement values would see 

greater shifts in the medium term, though again it is in the long term that the existing dwelling estate would 

show substantially different value patterns from the current. A slower rate of change, including a future 

where IVs showed a drop in real terms, would see more limited changes in the value patterns for the 

existing estate. 

The Base Case outlook for the total estate for the Change the Path growth future is shown in Figure 3.17. 

The structure shows the strong influence of the existing estate into the medium term, with the real growth 

in values most evident over the long term.  
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Figure 3.17 ς Properties by Value 2020-2050 ς Total Future Estate Change the Path (Base Case) 
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4 Current Housing Affordability 
This section examines current housing affordability in the district, taking account of overall 

demand for housing from key segments in the community. The assessment also considers 

the affordability of rental housing. The estimates of future affordability are set out in Part 

3, as they need to draw on the assessment of feasible capacity and sufficiency of capacity 

and take into account possible trends in conditions in the wider economy, all of which will 

ƛƴŦƭǳŜƴŎŜ ƘƻǳǎŜƘƻƭŘǎΩ ŀōƛƭƛǘȅ ǘƻ ōŜ ŘǿŜƭƭƛƴƎ ƻǿƴŜǊǎΦ  

For a brief discussion on understanding housing affordability generally and in the context of this HBA, refer 

to the supporting Technical Report. 

4.1 Housing Affordability 2020 

The focus of the housing affordability assessment is on Q[5Ωǎ 5,780 non-owner households, on the basis 

that the other 10,350 households which already own a dwelling are currently able to afford ownership and 

may have potential to purchase a higher value dwelling in the future (Table 4.1).  

Table 4.1 ς Dwelling Tenure by Household Income QLD 2020 

 

 

4.1.1 Ownership Affordability 2020 

For this assessment, affordability has been estimated in terms of ownership affordability, for first home 

purchasers. Affordability is calculated for a first home purchaser with a 20% deposit, who will seek to 

finance a dwelling over a 30-year term, at a mortgage interest rate of 5% per annum. This assumed rate is 

higher than current mortgage rates, however affordability is assessed over the whole mortgage term, and 

it is likely that interest rates will be higher in the future. 

It is important to recognise that the first home buyer perspective does not represent the whole housing 

market. Households which already own a dwelling are generally much better placed than a first home buyer 

<$20,000 310              220              530            58% 42%

$20-30,000 480              230              710            68% 32%

$30-40,000 510              300              810            63% 37%

$40-50,000 510              300              810            63% 37%

$50-70,000 1,250           750              2,000        63% 38%

$70-100,000 1,820           1,170           2,990        61% 39%

$100-120,000 1,620           940              2,560        63% 37%

$120-150,000 1,040           600              1,640        63% 37%

$150,000+ 2,950           1,410           4,360        68% 32%

Total 10,490         5,920           16,410      64% 36%

Source: ME Housing Demand Model 2021

Income 

Band

Owner 

House holds

Non-Owner 

House holds

Non-Owner 

House 

holds %

Total

Owner 

House holds 

%
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to purchase a second or subsequent dwelling, as they typically have reasonable equity in their existing 

dwelling, and the initial step into ownership is typically substantially greater than subsequent steps through 

the market to purchase a more valuable dwelling(s). 

To illustrate this, the 15th percentile dwelling value in Queenstown Lakes is around $625,000, which means 

a first home buyer would need a mortgage of around $500,000 to purchase such a dwelling, assuming a 

20% deposit. The 25th percentile dwelling is around $725,000. This means an existing owner seeking to 

move up from the 15th to the 25th percentile value band could do so with an increase in an existing mortgage  

of around $100,000. That lift in indebtedness for the existing owner is much less than that required for the 

step from non-owner to owner. Moreover, the recent lifts in housing prices have accrued as increases in 

equity to existing owners, placing them in a generally better position for an upward move in the housing 

market.  

This is an important consideration, because around 64% of Queenstown Lakes households own a dwelling. 

For the most part, their equity position will have declined slightly over the last 24 months ς according to 

Corelogic data, the median value fell by -2.6% between 2018 and 2020. This is material mainly to those 

who purchased between 2018 and 2020, others who purchased before that would face only a small 

potential decrease in their sale value and are likely to have had a net gain on paper. For example, the 

median value increased by some $420,000 between 2015 and 2020, so that dwelling owners over that 

period will have had a substantial improvement in their equity.  

In the future, the value of increases in housing prices will also accrue predominantly to existing owners. 

With housing loans usually structured to see 3-4% of principal repaid annually, their combined effects will 

enhance affordability for existing owners in the future, making movement to higher value dwellings more 

feasible. Although the value of existing built improvements may increase relatively slowly or decline in real 

terms, the key driver of property value increase remains the relatively steady real increase in land values. 

Accordingly, the appropriate focus of current affordability in the Queenstown Lakes market is based on 

what first home buyers in each income band would be able to afford, based on the loan parameters above, 

applied to the distribution of dwelling values in the district. Both are assessed here in current $2020 terms. 

This approach allows for closer examination of the market and offers a more nuanced view of affordability 

than do the gross indicators such as median income level compared with median dwelling price (the median 

multiple approach). Since median incomes include all households whether owners or non-owners, and 

median dwelling price represents only the mid-point of the market, the median-multiple approach can 

disguise the affordability of lower value dwellings to non-owner households in the middle and lower income 

bands. Moreover, that approach is of little use in understanding affordability for owner households who 

have substantial equity in their dwellings, for whom the relationship between dwelling price and income is 

of little relevance. The median multiple is potentially useful for some comparison at the urban area level, 

or for tracking over time, but assists little in understanding finer-grained household level affordability. The 

key home ownership affordability indicator ς for both owner and non-owner households ς is the debt to 

income ratio, 75 not the dwelling price to income ratio. 

 
75 Which itself is a proxy for the even more accurate mortgage repayment to income ratio, which are understandably very difficult 

to obtain across populations - the modelling utilised uses the assumed debt to calculate an assessed repayment for the dwelling in 

each band to determine affordability at the household level. 
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Key parameters of the current affordability situation in the Queenstown Lakes market are set out in Table 

4.2. Table 4.6 This table shows: 

i. The household income band in $2020 terms, and the number of households in each band (detail 

on the household types is in the table; 

ii. The dwelling value percentile which would be affordable for a household on this income band. For 

example, at the current price structure for housing, households earning $70,000 would be able to 

afford a dwelling up to the 1st percentile (the lowest 1% of dwellings by value) or in the order of 

$400,000; 

iii. ¢ƘŜ ŦƻǳǊǘƘ ŎƻƭǳƳƴ όΨNo. of Dwellings Can AffordΩύ ǎƘƻǿǎ ǘƘŜ ƴǳƳōer of dwellings which households 

in this income band could potentially afford. This includes the dwellings in this percentile band plus 

all those in lower value bands. For the household earning $70,000 there are around 240 dwellings 

in value bands which are potentially affordable; 

iv. The final column (Ψ{ƘŀǊŜ ҈ ƻŦ 5ǿƎǎ wŜǉǳƛǊŜŘΩ) shows the share of dwellings in this value band which 

would be required to enable all households in that income band to become owners. This is a very 

simple calculation, where Non-owner households are shown as a percentage of the dwellings they 

could afford. For example, there are 1,110 households in the $70-100,000 income band, and there 

are an estimated  1,120 dwellings which they could afford. In other words, if all 1,120 dwellings in 

that band came on to the market, that would be just enough dwellings to enable all 1,110 

households to become owners (assuming they wanted to); 

v. For households in the higher income bands, there are more options. The non-owner households in 

the $100-120,000 income band would be able to afford dwellings up to the 20rd percentile (around 

$750,000) and there are some 4,540 such dwellings in or below that value band. In broad terms, if 

all of those non-owner households opted to become owners, then their demand would represent 

some 20% of total dwelling supply up to that value band. This shows how the ownership options 

are wider for households in the higher income bands. 

Table 4.2 ς Dwelling Affordability Parameters QLD 2020 

 

Household Income
Non-Owner 

Households

Dwelling 

Percentile 

Value 

Affordable 

(%)

Dwelling 

Value 

Affordable 

($000)

No. of 

Dwellings 

Can Afford

Share % of 

Dwellings 

Required

<$20,000(1) 270               0% 150$            10             100+%

$20-30,000 290               0% 200$            20             100+%

$30-40,000 320               0% 250$            40             100+%

$40-50,000 310               0% 300$            80             100+%

$50-70,000 770               1% 400$            240           100+%

$70-100,000 1,140            5% 550$            1,080        100+%

$100-120,000 930               20% 750$            4,400        21%

$120-150,000 590               40% 900$            8,700        7%

$150,000+ 1,370            65% 1,150$        14,150      10%

Source: ME Housing Demand Model 2021

2020
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The situation for 2020 is set out graphically in Figure 4.1. The top graph shows the number of households 

in each income band (bars) and the dwelling value percentile which those households can afford. The 

bottom graph shows the numbers of households, and the dwelling value band ($000).  

Figure 4.1 ς Housing Affordability by Percentile and Value Band QLD 2020 

 

 

4.1.2 Rental Affordability 2020 

The NPS-UD requires detail on rental patterns and rental affordability. This assessment draws on 

information from MBIE (2021) on rental levels by council area. It is noted that the MBIE data is based on 

tenancy numbers and bond information, and shorter term rentals (less than 90 days) are not covered. The 

total numb er of rental tenancies will therefore be greater than the MBIE totals. Nevertheless, the MBIE 

data provides reasonably robust information on long term tenancies, relevant to the usually resident 

population of QLD.  
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Table 4.3 shows the mean dwelling rental levels for QLD across the last two decades. Over the long term, 

rental prices increased steadily, the average annual growth more or less keeping pace with the increases 

in dwelling values. Average rentals peaked in 2019, at $700 per week for houses and $665 per week across 

all dwelling types. 

However, since 2019 average rental levels have fallen substantially, by -20% per annum for all rentals, and 

by -18% for houses (which account for around three-quarters of total rental properties).  Most of the 

downturn is likely attributable to the effects of the Covid-19 pandemic, which has seen a massive drop in 

visitor numbers to QLD, and consequent drop in tourism-related jobs, which accounted for a significant 

share of demand for rental accommodation.  

The trends in property mean rentals by category are shown in Figure 4.2.  

Table 4.3 ς Mean Rentals by Dwelling Type Queenstown Lakes District 2000-2021 

 

Year House Flat Apartment Total

2000 210$          174$        na 195$         

2005 364$          265$       318$          327$         

2010 384$          266$       381$          357$         

2015 429$          355$       445$          418$         

2016 522$          360$       466$          483$         

2017 578$          468$       590$          562$         

2018 692$          510$       612$          650$         

2019 700$          528$       632$          665$         

2020 684$          489$       595$          651$         

2021 559$          375$       452$          523$         

2000-21 5% 4% 5%

2010-21 3% 3% 2% 4%

2015-21 5% 1% 0% 4%

2010-19 7% 8% 6% 7%

2019-21 -7% -10% -10% -7%

2020-21 -18% -23% -24% -20%
Source: ME Housing Demand Model 2021; MBIE 2021
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Figure 4.2 ς Rental Trends by Dwelling Type QLD 1993-2021 

 

That drop in weekly rentals appears to have applied across rental properties generally, as the number of 

rental tenancies has continued to increase, albeit slowly, since 2019. Table 4.4Table 4.4 ς Rental Tenancies 

by Dwelling Type Queenstown Lakes District 2000-2021 

 shows the numbers of recorded tenancies in QLD since 2000. While the number of tenancies has increased 

in the last 6 years since 2015, that growth has not been as fast as the increase in total dwellings, with rental 

tenancies per 100 private dwellings lower in 2021 than the peak in 201576.  In total, the MBIE data shows 

3,780 tenancies in the district as at March 2021, up slightly from the 2020 figure.  The share of tenancies 

ƛŘŜƴǘƛŦƛŜŘ ŀǎ άƘƻǳǎŜǎέ Ƙŀǎ ƛƴŎǊŜŀǎŜŘ ŦǊƻƳ ру҈ ƛƴ нлнл ǘƻ тп҈ ŎǳǊǊŜƴǘƭȅΣ ǿƛǘƘ άŦƭŀǘǎέ ŀǎ мл҈ ŀƴŘ 

άŀǇŀǊǘƳŜƴǘǎέ ŀǎ мс҈77.  

 
76 The number of tenancies does not necessarily represent the number of properties which are rented, as there may be several 

tenancies in one built dwelling. Accordingly, tenancies per 100 private dwellings is an appropriate indicator. 
77 The MBIE property categories do not necessarily concord with Census or Corelogic property definitions, however there is 

believed to be quite close concordance. 
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Table 4.4 ς Rental Tenancies by Dwelling Type Queenstown Lakes District 2000-2021 

     

Rental levels in the district are substantially higher than the New Zealand average. Figure 4.3 shows the 

trend since 1993, for average rentals in the March quarter of each year. The MBIE figures are dollars of the 

day, and not inflation adjusted.  

Figure 4.3 ς Rental Trends Compared to New Zealand : QLD 1993-2021 

 

The district rental levels relative to New Zealand as a whole are shown in Table 4.5. The differential was 

very high in the 2016-2019 period, with the district average more than 1.5 times the New Zealand level. 

Although rental levels have dropped substantially since 2019, the district average is still significantly higher 

than the New Zealand average. 

Year House Flat Apartment Total

Rentals per 

100 Private 

Dwellings

2000 780            606         -             1,386        14.3              

2005 1,143         666         183            1,992        16.3              

2010 1,557         612         516            2,685        18.8              

2015 2,118         630         609            3,357        19.9              

2016 2,229         618         591            3,438        19.5              

2017 2,346         549         522            3,417        18.6              

2018 2,427         579         516            3,522        18.4              

2019 2,616         525         537            3,678        18.0              

2020 2,799         393         543            3,735        17.2              

2021 2,790         372         618            3,780        17.4              
Source: ME Housing Demand Model 2021; MBIE 2021
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Table 4.5 ς QLD Weekly Rentals as % New Zealand Average 2000-2021 

  

4.2 Dwelling Tenure and Affordability Patterns 2020 

It is important to set the assessment of housing affordability in context. The NPS-UD requires detail on 

housing tenure and affordability for the community overall, and for important segments within the 

community, especially in terms of incomes, ethnicity, and age group.  

Maintaining the focus on non-owner households and ownership affordability, the following sections 

provide important detail on ownership and affordability for key segments within Queenstown Lakes District 

as at 2020.   

4.2.1 Ownership by Household Type and Income 

In QLD there are an estimated 5,780 non-owner households, who are predominantly renting in the private 

market. Kainga Ora ŀƴŘ Yņƛ ¢ŀƘǳ ƘŀǾŜ ŀ ƎǊƻǿƛƴƎ ƘƻǳǎƛƴƎ ǇǊŜǎŜƴŎŜ ƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘΣ ŀƴŘ ƛƴ ŎŜƴǘǊŀƭ 

vǳŜŜƴǎǘƻǿƴ ǘƘǊƻǳƎƘ ŀ bƎņƛ ¢ŀƘǳ tǊƻǇŜǊǘƛŜǎ ŘŜǾŜƭƻǇƳŜƴǘΣ ¢Ŝ tņ ¢ņƘǳƴŀΣ ǘƘŜǊŜ ƛǎ ŀ ƴŜǿ ƘƻǳǎƛƴƎ 

development which will offer medium density development and approximately 119 Kiwibuild properties, 

in addition to a variety of other housing types. 

In addition to Kainga Ora ŀƴŘ Yņƛ ¢ŀƘǳΣ ǘƘŜǊe is also the Queenstown Lakes Community Housing Trust 

(άQLCHTέ). The QLCHT has developed the Secure Home Programme, a unique leasehold ownership model, 

developed collaboratively with the Council and the QLCHT.  

Since January 2017 QLCHT has assisted 83 households into either permanent affordable rentals or assisted 

ownership predominantly through the Secure Home Programme, with five completed housing projects in 

various locations (Wanaka, Albert Town, Shotover Country and Frankton).  And In progress, QLCHT is 

building 13 new homes in Lake Hayes Estate and have a resource consent lodged for a 68-Lot development 

in Arrowtown (Jopp Street). In total QLCHT has 222 households established, however, there are 740 more 

on its waiting list (20% Wanaka and 80% Queenstown). 

The underlying pattern of dwelling ownership by household type and income band is set out in Table 4.6. 

First, dwelling ownership varies according to household type and household income. The estimated 

numbers of non-owner households of each type and in each income-band are shown in the table.  

Households in the lower and lower-middle income bands ($70,000 and below) are usually less likely to be 

Year House Flat Apartment Total

2000 122% 120% 120%

2005 164% 144% 108% 153%

2010 134% 121% 111% 130%

2015 134% 135% 111% 133%

2016 157% 132% 116% 148%

2017 161% 153% 140% 159%

2018 180% 158% 137% 172%

2019 171% 153% 138% 165%

2020 157% 132% 126% 152%

2021 121% 94% 91% 115%
Source: ME Housing Demand Model 2021; MBIE 2021
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owners, more likely to be renters. Of the 5,940 non-owner households, some 15% have incomes of $40,000 

or less. Another 18% have incomes of $40,000 to $70,000. However, 50% of non-owner households have 

incomes of $100,000 or higher. This distribution is different from the national pattern, and QLD has a 

relatively high share of its renter households in the higher income bands, with data indicating that couple 

households in the $100k plus incomes dominate the high-income non-owner group (20% of the 50%), followed by 

another 10% of 2 parent families with 1-2 children. 

Table 4.6 ς Non-Owner Households by Type and Income QLD 2020 

 

Some 21% of non-owner households are single persons, and most (four-fifths) of these households are in 

the middle and lower income bands. The largest group is couple households, 34% of the total, but the great 

majority being in the middle to higher income bands. Just over one quarter are family households, 2-parent 

(20%) mostly in the middle and higher income bands, and 1-parent (7%) mostly in the middle and lower 

income bands. The pattern is shown in Figure 4.4. 

<$20,000
$20-

30,000

$30-

40,000

$40-

50,000

$50-

70,000

$70-

100,000

$100-

120,000

$120-

150,000

$150,000

+
Total

One Person Hhld 183           196       182        182         243         140      46         26          32         1,230    

Couple Hhld 32             20          53           53           213         469      396       262       542       2,040    

2 Parents 1-2chn 10             10          20           20           135         236      210       138       247       1,030    

2 Parents 3+chn 1                -        2             2             14           58         30         17          60         180       

1 Parent Family 51             40          47           47           76           82         40         22          30         440       

Multi-Family Hhld -            -        -         -          8             24         38         26          192       290       

Non-Family Hhld 9                -        19           19           64           150      140       87          245       730       

Total 290           270       320        320         750         1,160   900       580       1,350   5,940    

One Person Hhld 3% 3% 3% 3% 4% 2% 1% 0% 1% 21%

Couple Hhld 1% 0% 1% 1% 4% 8% 7% 4% 9% 34%

2 Parents 1-2chn 0% 0% 0% 0% 2% 4% 4% 2% 4% 17%

2 Parents 3+chn 0% 0% 0% 0% 0% 1% 1% 0% 1% 3%

1 Parent Family 1% 1% 1% 1% 1% 1% 1% 0% 1% 7%

Multi-Family Hhld 0% 0% 0% 0% 0% 0% 1% 0% 3% 5%

Non-Family Hhld 0% 0% 0% 0% 1% 3% 2% 1% 4% 12%

Total 5% 5% 5% 5% 13% 20% 15% 10% 23% 100%

Source: ME Housing Demand Model 2021

Household income Band

Household Type
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Figure 4.4: Non-owner Households by Type and Income QLD 2020 

 

The general characteristics of owner households are only slightly different, as shown in Table 4.7. Of the 

10,480 owner households, 14% have incomes of $40,000 or less (compared with 15% of non-owners). 

Another 17% have incomes of $40,000 to $70,000 (18% for non-owners). Some 51% of owner households 

have incomes of $100,000 or higher, only slightly more than non-owners.  

Single person households are an important segment, accounting for 21% of owner households. 

Importantly, many of these households are in the lower income bands.78 Couple households are the largest 

segment of dwelling owners, at 41% of the total, and the majority are in the middle to higher income bands. 

There is a somewhat higher incidence of 2-parent family households who are owners, a 29% share and 

mostly in the middle to higher income bands compared with 20% of non-owners. However, there is a lower 

incidence of 1-parent families, generally in the middle income bands. The pattern is shown in Figure 4.5. 

 
78 Recall that single person households include retired persons who own a home but are no longer working.  
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Table 4.7 ς Owner Households by Type and Income QLD 2020 

 

Figure 4.5 ς Owner Households by Type and Income QLD 2020 

 

The overall levels of dwelling ownership by household type and income are shown in Table 4.8. 

<$20,000
$20-

30,000

$30-

40,000

$40-

50,000

$50-

70,000

$70-

100,000

$100-

120,000

$120-

150,000

$150,000

+
Total

One Person Hhld 275          444        282         282       386       284       90          50          127       2,220     

Couple Hhld 80            72          189         189       572       799       684        452        1,212    4,250     

2 Parents 1-2chn 14            14          28           28          166       462       536        349        1,012    2,610     

2 Parents 3+chn 4              -         6             6            18          80         78          46          226       460        

1 Parent Family 33            27          45           45          84          74         53          28          63         450        

Multi-Family Hhld -           -         -          -        3            7           24          15          146       200        

Non-Family Hhld 3              -         8             8            33          67         59          37          76         290        

Total 410          560        560         560       1,260    1,770    1,520     980        2,860    10,480   

One Person Hhld 3% 4% 3% 3% 4% 3% 1% 0% 1% 21%

Couple Hhld 1% 1% 2% 2% 5% 8% 7% 4% 12% 41%

2 Parents 1-2chn 0% 0% 0% 0% 2% 4% 5% 3% 10% 25%

2 Parents 3+chn 0% 0% 0% 0% 0% 1% 1% 0% 2% 4%

1 Parent Family 0% 0% 0% 0% 1% 1% 1% 0% 1% 4%

Multi-Family Hhld 0% 0% 0% 0% 0% 0% 0% 0% 1% 2%

Non-Family Hhld 0% 0% 0% 0% 0% 1% 1% 0% 1% 3%

Total 4% 5% 5% 5% 12% 17% 15% 9% 27% 100%
Source: ME Housing Demand Model 2021

Household Type

Household income Band
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Table 4.8 ς Dwelling Ownership by Household Type and Income - All Ethnicities 2020 

 

The relative incidence of dwelling ownership is shown in Table 4.9, the shaded cells highlighting the much 

higher incidence among higher income households, and single person and 2-parent family households in 

particular. 

Table 4.9 ς Relative Incidence of Dwelling Ownership by Household Type and Income 2020 

 

These patterns are not surprising, given the close link between household income and dwelling 

affordability, and the generally lower household costs for couples compared with families with children. 

Nonetheless, it is important to understand the dimensions and characteristics of non-owner households. 

4.2.2 Ownership by Household Income and Ethnicity 

Dwelling ownership also varies according to household ethnicity. The distribution of non-owner households 

by ethnicity, household type, and income is shown in Table 4.10. While the numbers of non-owner 

households show a broad spread across the community, there is relatively higher incidence among 

households of aņƻǊƛ ethnicity (4% of all households, 6% of non-owner households) and Pacifica ethnicity 

(0.6% of all households, 1.0% of non-owner households) when compared with the overall pattern. There is 

also relatively higher incidence among households of Asian ethnicity79 (6% of all households, 11.8% of non-

owner households). 

 
79 The definition of 'Asian' used in New Zealand is based on the categories used in the census, developed by Statistics New Zealand 

in 1996 (SNZ) (4). This group is made up of people with origins in the Asian continent from Afghanistan in the west to Japan in the 

east and from China in the north to Indonesia in the south. 

<$20,000
$20-

30,000

$30-

40,000

$40-

50,000

$50-

70,000

$70-

100,000

$100-

120,000

$120-

150,000

$150,000

+
Total

One Person Hhld 67% 67% 66% 66% 63% 69% 60% 64% 89% 67%

Couple Hhld 75% 74% 78% 78% 77% 66% 63% 63% 71% 69%

2 Parents 1-2chn 41% 38% 45% 47% 53% 64% 71% 71% 79% 70%

2 Parents 3+chn 67% 0% 63% 57% 33% 68% 68% 68% 81% 72%

1 Parent Family 28% 28% 46% 44% 50% 49% 57% 59% 58% 47%

Multi-Family Hhld 0% 0% 0% 0% 33% 10% 36% 36% 48% 43%

Non-Family Hhld 65% 0% 19% 17% 17% 28% 26% 26% 16% 23%

Total 62% 63% 64% 64% 63% 61% 61% 62% 68% 63%
Source: ME Housing Demand Model 2021

Household Type

Household income Band

<$20,000
$20-

30,000

$30-

40,000

$40-

50,000

$50-

70,000

$70-

100,000

$100-

120,000

$120-

150,000

$150,000

+
Total

One Person Hhld 0.94         1.09       0.95        0.95      0.96      1.05      1.04       1.03       1.25      1.01       

Couple Hhld 1.12         1.23       1.22        1.22      1.14      0.99      0.99       0.99       1.08      1.06       

2 Parents 1-2chn 0.91         0.91       0.91        0.91      0.86      1.04      1.13       1.12       1.26      1.12       

2 Parents 3+chn 1.25         -         1.18        1.18      0.88      0.91      1.13       1.14       1.24      1.13       

1 Parent Family 0.62         0.63       0.77        0.77      0.82      0.74      0.89       0.88       1.06      0.79       

Multi-Family Hhld -           -         -          -        0.43      0.35      0.61       0.57       0.68      0.64       

Non-Family Hhld 0.39         -         0.46        0.46      0.53      0.48      0.46       0.47       0.37      0.45       

Total 0.92         1.06       1.00        1.00      0.98      0.95      0.98       0.98       1.06      1.00       
Source: ME Housing Demand Model 2021

Household Type
Household income Band
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Table 4.10 ς Non-owner Households by Ethnicity, Type and Income QLD 2020 

 

The supporting Technical Report contains more detailed tables that offer a closer view of dwelling 

ownership for each ethnic group, and from that, patterns of housing affordability.  

The dwelling ownership rates for the four ethnicity groups are shown in Figure 4.6 for each household 

income band. Ownership rates are significantly higher for households of European and Other ethnicity, 

<$20,000
$20-

30,000

$30-

40,000

$40-

50,000

$50-

70,000

$70-

100,000

$100-

120,000

$120-

150,000

$150,00

0+
Total

European and Other

One Person Hhld 147          173        148         148       218       121       39          22          30         1,050     

Couple Hhld 25            18          44           44          169       378       346        229        475       1,730     

2 Parents 1-2chn 8              7            15           15          97          165       156        102        196       760        

2 Parents 3+chn 1              -         2             2            9            40         25          15          43         140        

1 Parent Family 40            34          29           29          62          70         32          18          24         340        

Multi-Family Hhld -           -         -          -        7            12         25          17          142       200        

Non-Family Hhld 9              -         17           17          50          124       112        70          205       600        

Total 230          230        260         260       610       910       740        470        1,120    4,820     

Share % 4% 4% 4% 4% 10% 15% 12% 8% 19% 81%

Maori

One Person Hhld 12            12          8             8            15          14         2            1            1            70          

Couple Hhld 2              1            4             4            10          19         20          13          27         100        

2 Parents 1-2chn 1              1            1             1            10          14         12          8            11         60          

2 Parents 3+chn -           -         -          -        3            3           4            2            9            20          

1 Parent Family 7              3            7             7            12          7           6            3            6            60          

Multi-Family Hhld -           -         -          -        -        1           3            2            12         20          

Non-Family Hhld -           -         -          -        -        1           4            2            19         30          

Total 20            20          20           20          50          60         50          30          90         360        

Share % 0% 0% 0% 0% 1% 1% 1% 1% 2% 6%

Pacific

One Person Hhld -           -         -          -        -        -        -         -         -        -         

Couple Hhld -           -         -          -        -        -        -         -         -        -         

2 Parents 1-2chn -           -         -          -        -        -        15          10          25         50          

2 Parents 3+chn -           -         -          -        -        12         -         -         -        10          

1 Parent Family -           -         -          -        -        -        -         -         -        -         

Multi-Family Hhld -           -         -          -        -        -        -         -         -        -         

Non-Family Hhld -           -         -          -        -        -        -         -         -        -         

Total -           -         -          -        -        10         20          10          30         60          

Share % 0% 0% 0% 0% 0% 0% 0% 0% 1% 1.0%

Asian

One Person Hhld 24            11          26           26          10          5           5            3            1            110        

Couple Hhld 5              1            5             5            34          72         30          20          40         210        

2 Parents 1-2chn 1              2            4             4            28          57         27          18          15         160        

2 Parents 3+chn -           -         -          -        2            3           1            -         8            10          

1 Parent Family 4              3            11           11          2            5           2            1            -        40          

Multi-Family Hhld -           -         -          -        1            11         10          7            38         70          

Non-Family Hhld -           -         2             2            14          25         24          15          21         100        

Total 30            20          50           50          90          180       100        60          120       700        

Share % 1% 0% 1% 1% 2% 3% 2% 1% 2% 11.8%

Total All Ethnicities 280          270        330         330       750       1,160    910        570        1,360    5,940     

One Person Hhld 5% 5% 6% 6% 13% 20% 15% 10% 23% 100%

Source: ME Housing Demand Model 2021

Household Type

Household income Band
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across all income bands. Figure 4.7 shows the pattern by ethnicity and household type. Again, households 

of European and Other ethnicity have higher ownership levels.  

Figure 4.6 ς Dwelling Ownership by Income and Ethnicity 2020 

 

Figure 4.7 ς Dwelling Ownership by Household Type and Ethnicity 2020 
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PART 2 ς HOUSING CAPACITY ASSESSMENT 
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5 Plan Enabled Capacity 
This section quantifies the maximum zoned dwelling capacity that the operative and 

proposed District Plan enables in the urban environment, as well as the additional capacity 

enabled within the indicative long term urban expansion areas identified in the Draft 

Spatial Plan baǎŜŘ ƻƴ ŀ ǊŀƴƎŜ ƻŦ ȊƻƴƛƴƎ ŀǎǎǳƳǇǘƛƻƴǎ ƛƴ ǘƘƻǎŜ ŦǳǘǳǊŜ ƎǊƻǿǘƘ ŀǊŜŀǎΦ aΦ9Ωǎ 

Plan Enabled Capacity Model (2021) estimates infill and redevelopment capacity in existing 

urban areas as well as capacity in areas classified as greenfield land.  Capacity in Special 

Zones within the urban environment has been provided by Council and combined with the 

parcel level modelling results. Capacity in the Rural Environment has been provided by 

Council and is reported separately. The plan enabled capacity reflects the zoned capacity 

without the application of infrastructure constraints. 

A detailed discussion on the approach used to quantifying plan enabled capacity in the urban environment 

is contained in the supporting Technical Report.    

5.1 Short Term Plan Enabled Capacity 

The following short term plan enabled capacity80 results relate to the zoned areas classified as Residential 

Only (blue) or Business and Residential (orange) in Figure 5.1.81 These areas represent the zones in the 

defined urban environment that enable82 housing in the ODP (including the settled version of Stage 1 and 

2 of the PDP which are treated as operative).  

Table 5.1 shows that there is a total plan enabled capacity for an additional 45,200 dwellings within the 

QLDC urban environment. The total additional urban environment plan enabled capacity amounts to nearly 

two and a half times the existing urban household base. The zoned greenfield capacity amounts to 121% 

of the existing household base. However, this zoned opportunity does not take into account infrastructure 

constraints or the commercial feasibility of capacity. 

Approximately half (22,600 dwellings) of this capacity is within the already zoned greenfield areas of future 

urban expansion. This includes larger areas (such as in the Southern Corridor) that are within the spatial 

extent of the urban edge, but are not yet fully urbanised, with sizeable further development potential. The 

remainder (22,500 dwellings) is within the existing extent of the urban area. If redevelopment potential is 

excluded (i.e., only development that occurs on existing underdeveloped sites with no replacement or 

redevelopment), then the plan enabled infill capacity within the existing urban area equates to around an 

additional 9,800 dwellings.  

Around two-ǘƘƛǊŘǎ ƻŦ ǘƘŜ ŘƛǎǘǊƛŎǘΩǎ ŀŘŘƛǘƛƻƴŀƭ ǳǊōŀƴ ŘǿŜƭƭƛƴƎ ŎŀǇŀŎƛǘȅ ƛǎ ǿƛǘƘƛƴ ²ŀƪŀǘƛǇǳ ²ŀǊŘ and one 

third within the ²ņƴŀƪŀ Ward. Around one-ǘƘƛǊŘ ƻŦ ²ŀƪŀǘƛǇǳΩǎ ŎŀǇŀŎƛǘȅ όно҈ ƻŦ ǘotal urban environment 

 
80 In the NPS-UD short term development capacity is land already zoned and serviced. 
81 Areas shaded grey are within the urban environment but do not enable housing at all, or withing this time period. 
82 Enabled is where dwelling units are a permitted, controlled or restricted discretionary activity in the District Plan. 
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capacity) is concentrated within the central urban section of the Queenstown Town Centre reporting area. 

Capacity within the Queenstown Town Centre central area is predominantly focussed on intensification 

within the existing urban area, with a large share of this capacity occurring within the Higher Density 

Residential Zone.  

Over half (54%) of the Wakatipu Ward capacity (36% of total urban environment capacity) is located within 

the eastern urban areas of Frankton, Southern Corridor, Kelvin Heights, Quail Rise and the Eastern Corridor. 

In contrast to the central areas, this capacity is characterised by future greenfield urban expansion, which 

accounts for nearly three-quarters of the zoned capacity within these eastern urban areas.     

²ņƴŀƪŀ Town Centre is another substantial area of plan enabled capacity. With an estimated zoned 

capacity for an additional 13,200 dwellings, it accounts for nearly one-ǘƘƛǊŘ ƻŦ ǘƘŜ ŘƛǎǘǊƛŎǘΩǎ ǳǊōŀƴ ŎŀǇŀŎƛǘȅΣ 

and nearly all (86%) of the ²ņƴŀƪŀ ²ŀǊŘΩǎ ǳǊōŀƴ ŎŀǇŀŎƛǘȅΦ !ǊƻǳƴŘ ǘǿƻ-thirds of ²ņƴŀƪŀ ¢ƻǿƴ /ŜƴǘǊŜΩǎ 

capacity is within the existing urban area. Unlike Queenstown, much (68%) of the existing urban area 

capacity occurs within the lower density residential zones which also cover a much larger area than the 

comparatively smaller centre area.  

There is significant zoned opportunity for greenfield development across the district, including new areas 

of large scale urbanisation within the existing urban edge83  (e.g. Remarkables Park). The capacity is focused 

around the larger existing urban areas of central Queenstown, the eastern urban areas and Southern 

Corridor, and ²ņƴŀƪŀ. Smaller amounts of greenfield capacity is also already zoned around the smaller 

urban areas (Arrowtown, Arthurs Point, Kingston, Glenorchy, Cardrona, Lake Hawea and Luggate), which 

represents significant relative increases in the extent of some of these locations. A high proportion of the 

greenfield capacity within Wakatipu Ward is for higher density dwelling typologies, with a significant 

proportion of the zoning allowing apartment development capacity. Greenfield capacity within the ²ņƴŀƪŀ 

Ward has comparatively fewer higher density dwelling typology options.  

The two town centre reporting areas (Queenstown and ²ņƴŀƪŀ) form the main locations for urban 

intensification, together containing nearly three-quarters (71%; +16,000 dwellings) of the capacity within 

the existing urban area. There is also significant capacity for further urban intensification across the other 

reporting areas84 within the district through both infill and redevelopment options (+6,600 additional 

dwellings).  

 
83 The urban edge refers to the geographical extent of urban development within the district at the time of modelling. It was 

identified through the examination of aerial photographs together with the parcel level location of building consent/CCC data. 
84 These refer to the balance of capacity (outside of the Queenstown and ²ņƴŀƪŀ Town Centre reporting areas) across the other 

ǊŜǇƻǊǘƛƴƎ ŀǊŜŀǎ ǿƛǘƘƛƴ ǘƘŜ ŘƛǎǘǊƛŎǘΩǎ ǘƻǘŀƭ ǳǊōŀƴ ŜƴǾƛǊƻƴƳŜƴǘΦ ¢ƘŜȅ ƛƴŎƭǳŘŜ ǘƘŜ !ǊǊƻǿǘƻǿƴΣ !ǊǘƘǳǊǎ tƻƛƴǘΣ 9ŀǎǘŜǊƴ /ƻǊǊƛŘƻǊΣ 

Frankton, Kelvin Heights, Outer Wakatipu, Quail Rise, Small Township ς Wakatipu (Glenorchy and Kingston), Southern Corridor, 

Cardrona, Lake Hawea, Luggate and Outer ²ņƴŀƪŀ reporting areas.  
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Figure 5.1 ς Short Term Urban Land Zoned for Housing - Wakatipu & ²ņƴŀƪŀ Ward 

 
























































































































































































































