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Executive Summary

Thisreport has been prepared to provide a robust assessment of Queenstown Lakes
S5Aa0NAOGQAa K2dzaAAYy 3 YIENJSG Ay | O0O2NRIyYyOS
Statement on Urbabevelopmen2020 (NP&ID) It includes a detailed analysis of housing
demand and supply patterns, including recent trends and future projeadiodemand

over the short, mediumand long term (202@050). It quantifies capacity for additional
housing devipment 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 dbtal resident dwelling and holiday hordemandby location over the short, medium,

FYR f2y3 G§SN)¥Y | NBpreteaed iHigh GvdhRorojacyionsteatad MAJGIZDZ0 This
researchhas extended those projections to distingujsiojected demandfor housing inthe RA & G4 NA O ¢
defined urban environment from demand directed to thairal environment. Modelling has also been

carried out todistinguishcurrent and futuredemand in eaclirban environmentocationby attached and

detached housing types, usifig@nsus 2018 datnd assumptions around shiftihgusingtrends (locally

and nationally)

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

of around 2.3% per annum. This would see total-teng urban dwelling demand growth split 49% for
attached dwellings and 51% for detached dwellings (excladipignarginon top of demandequired ty

the NPSUD. When combined with the existing housing est@tich 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 butat 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 cdmeges in the structure of
household incomes over time. Lower and lowgddle 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 $50,0000wld 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 totald®p2Home ownership patterns for
different segments of the market have been held constant, with any charfgésr@ownership structure

related to shifts in householahd incomestructures over time. This would see ownership in the resident
community incease from 64% tan estimated’0% (202e2050).

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, teproxmate projected district wide housing demand is for another
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16,300 dwellings to house the resident population, an increase of someb992050 The projected
increase in total dwellingsjisst overl7,000, with holiday dwellings increasing by 14% ovetdhg term.

In the urban environment, long term total dwelling growth is projected to increaseednyy 16500

(accounting fo®7% of total districhousinggrowth), orby 19,200nclusive of thi&NPSUDcompetitiveness
margirs.

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

not evenly. The projections direct the greatest quantum of long term urban demandZorthé I Tpwn

Centre (which includes Albert Town), followed by the Southern Corridoktéimathe 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 onlygnable significant zoned dwelling capacity to accommodate housing growth across
the urban environmentbased on greenfield capacity plus the maximum of infill and redevelopment
capacityj ¢ nearly 48,000 additional dwellings in the medium té66,670 dweltigs including existing
houses) increasing to nearly 65,000 additional dwellings in the long ¢err83,260 dwellings including
existing housesin estimated 67% of thadditional capacityould be commercially feasible to develop

in the medium term (bsed on current prices and construction costs), and 80% would be commercially
feasible by 2050 (capacity of just over3D,additional dwellingsr 70,130 total dwellingsjmore than
sufficient capacity to meet projected demand in all locat{@igure 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 conercially 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 ovei729,additional dwellings to cater for denthgrowth or

total capacity including existing serviced houses of 38,48Gt is capacity that is serviced by planned
Three Watergandland transport infrastructure, including key bridges on the State Highway nétwork.

A = 4 A x

Feasible and reasonalflyE LISOG SR (2 65 NBIFIftA&ASR RgeSttAya O LI C
expected yields and densities of developments, particularly in some greenfield areas, is facimezalin.
capacity of just over 8,500 additional dwellings is estimaadae feasible, serviced and expected to be
realised in the medium term, increasing to over 19,200 additional dwellings in the lon@7e®90 total
dwellings including existing house&} with all the capacity estimates, this is based on greenfiedditap
and the maximum of infill or redevelopment capaiigure A)

1 Significant infill and redevelopment is also envisaged in the Priority Development Areas of the Spatial Plan. A wtimateigh e
predicts this could increase density by an additional 10,000 houses. Infill capacity of the draft Spatial Plan érasohtdzel

in this assessment as these areas need to be investigated in more detail. They will form part of the next update of the HBA.
2The 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 Urban Environment Dwelling Capacity Assessment Compared with Dwelling Demand
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Relative to projected dwelling demand across the urban environment (inclusive of a commestitive
margin of 20% in the shemedium term and 15% in the long term), tRIERapacity is sufficient to meet
total projected demand in the medium term (there is surplus capacity &® 2\®ellings). The total urban
capacity is also sufficie(jtist)to meet projected long term demandhis satisfies a core requirement of
the NPSJDand is summarised in FiguBédelow.
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FigureB- Summary of Sufficiency of Urban Dwelling Cap@dit¥ypesin Queenstown Lakes District
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At a more detailed levelVakatipu Ward shows a very minor shortfélhousing capacitgattributable to

the inclusion of the margin and not demand itself), while2the vy | VWakd shows a very minor surplus
(above the competitiveness margih) all time periods, shortfalls in some locations can be met by surpluses
in a range of other locations nearbgich means that there is no scarcity of supphd a competitive
marketis enabledKey long term urban @ironment sufficiency results by location are summarised in
FigureCbelow.

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 housitige 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 Wardndicates potential for a shortfall of detached housinghwain equivalent surplus of
attached housing, while the opposite is indicated inzhe y I Wakd. If modelled infrastructure (land
transport) constraints were removed for the Kawarau Falls Bridge, the additional feasible capacity able to
be realised in thesouthern Corridor would resolve this shortage of detached housing (and a long term
surplus would be likely for the Wakatipu Walttlinodelled constraints on the Shotover Bridge were also
removed, the additional feasible capacity able to be realise@ikdlstern Corridavould further increase

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

In the2 n y I'Waltd, the shortfall of reasonable expected attached housing capacity is driven more by the
current zonng 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 grtwacross the total district out to 2050.
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FigureC - Summary of Long Term Sufficiency of Urban Dwelling Cafaltifiypespy Location in
Queenstown Lakes Distfict
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In terms of whether there is sufficient feasildervicedand reasonably expected to be realisexising
capacity in price bands affordable for ronner resident households to buy, the current situation is that
there is a shortfall of housing in pricendsbelow $500,00@-2,350 affordable dwellings in 2020fwihe
majority of these households in rental accommodat{ingureD).

Over time house price growtls expected to be faster than growth in real incomes in the district and
housing affordability is projected tkecline over the long term to a shortfafl 6,960 affordable dwellings

by 2050for nonowner residenthouseholdsWhile in the long term, new dwellings expected to be built
are concentrated in price bands more affordable to -nemer resident households, there is a still
insufficient feasible ahinfrastructure ready capacity expected to be realised in the lowest price bands.
This is particularly in price bands up to $600;@QQ alsoincludes smaltmoderate shortfalls of dwelling

for those that could afford to payp to $1.2m(FigureE). 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.

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 thdarge gaps in existing and expected future built supply (bars) below the resident demaondHhiméeft 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 alreadyhimulieg market.
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FigureD - Current(2020) Shortfall of Dwellings Affordable ResidentNonOwnerHousholds¢ Total
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FigureE- Long Term (205 hortfall of Dwellings Affordable ResidentNon-OwnerHougholdsg Total
District Change the Path Future, Base Case Housing Price Growth
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Importantly, this research has shown that because there is sufficient long term RER housing capacity in the
total urban environment (across all price bands) (FiBatgove) spread over a range of locations (Figure
Cabove) and providing for a mix of diiry 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 impactefiuemniced by the District Plan

YR [/ 2dzy OAf Qa Ay T NI ai NBEO(AdZNIES aFSdzyNROWKy 30 2HyyOR dARIS 1a y v
(including through the District Plan/Proposed District Plan, Long Term Plan, Infrastructure Strategies and
Draft Spatial Plargatisfies the requirements of the NB® to provide at least sufficient development
capacity to meet expected demand fmbanhousing in the short, medium, and long term out to 2050.
¢tKAa Kla 0SSy oFaSR 2y [/ 2dzy OAft @his angs gr@wmhs&mrarioR g S €
(inclusive of a competitiveness margin). As part of the research, feedback was collected from stakeholders
Ay GKS RAAGNAROGQA K2dzaAy3a RSOSt2LIVSyid aSOGBNI® wsS
desktopresearch.

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 furtherssssment 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 showiin modellingto be constrained by land transport infrastru@uThe Eastern and
Southern Corridor are priority development areas inRtedt 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 Coufocilis on streegies which will help maintaicurrent
housing marketconditions which have shown to be increasingly delivering attached housing and
developments that use zoned land more efficiensiich is a specific outcome of tBeaft Spatial Plan

This will be imortant to meet changing housing needs over the long term. In addition, it will be important
to further refine theindicative long term urban expansion areas identified in the Draft Spatiarfeltine

tune the next additional capacity for the distrit,cater for growth beyond the NR#D long term. Given

the ongoing evolution of thR A & UhNdsiapiattdproperty market over the next 30 years, this opportunity
will include options for intensification existing urban areas
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1 Introduction

CKAA NBLER2NI A& GUKS |1 2daAy3d 5S@St2LYSyl
vdzSSyaiaz2ey [I1Sa BMAUNRRQIGE 00d v KBS NSEAHEAINGSY
report is set out in the National Policy Statement for Urban Development 2@2 ¢ 6te{0 @
The report complies with the requirement for Tido@alauthorities to assess the demand

for housing land in urbaenvironments and the development capacity that is sufficient to
meet that demand in its district in the short, meditand bng term.

1.1 UrbanGrowth in QD¢ Key Issues and Policy Context

1.1.1 Growth

Leading up to the COVID pandemic, QLD was experiencing exceptionally high growth. This was driven
by an unprecedented level of migration with over 2,000 people per year moving disttiet to live. In
addition to high levels of migration over the lasd fears, 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 tgpproxmately 27,000 over the past 30 yeaindreasing froni5,000 to 42,000
residents).

The impact of COVD® has had a profound impact on QLD. However, it is believed that QLD will continue
to growstrongly,and visitors will returpas it remains ant@active place to live, work and visit.eBeare

the key assumptiaithat have underpinned the Counciluly 202@emand projections. Posécovery the
longterm averagenet increase in migratiois predicted to be 1,100 per annum over the next 30 yaais

visitor growth is projected to be-2% per year (consistent with previous projectio@d)DC July 2020
projections predict an additional 35,000 residents over the next 30 ygeardoubling ofthe current
population and growing at a slightly higher rdtan the previous 30 years.

1.1.2 Protected Areas and Constraints

Much of thedistrict is subject to constraints and protections that limit further urban development.
Approximately 97% of the district is considered to be located within an Outstanding Nataisddpe
6ahb[ €0 2NJ hdziaidl yRA ycIhe protéctiahJoff which S| alindattel of aatidmdl C € 0
importance under the RMAThe alpine terrain, extent ofMbsand ONFsas well aghe provision obpen

space limit urban development mostly to the k&fapu and Upper Clutha areas.

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

and how urban development and growth may occur indib&ict There are also extensive areas of public
conservabn 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,invitmese locations substantial areas are subject to
developmentconstraints.
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1.1.3 Wakatipu Ward; Implications for Urban Development

The expansion of th@ueenstownTown Centre (locationifh Figure 1.} and corridor to Franktorhocation

2) is constrained biopography, GlLsand ONFsidentified in the District Plan. In respectlotation 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. Therent Air Noise Boundanf 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 (locatiod$3alow). 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.

Figurel.l ¢ Map d Wakatipu Ward Projected Areas and Constraints (Source: Draft Spatial Plan)
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Note: The constraint mapping shows the number of layers present in each area (more or fewer).
It does not represent the severity of risk or ability to mitigate.

The mapping is based on existing information and data that was available to the Partnership.
Refer to Spatial Plan Scenario Analysis Report, Appendix A for further details.

Page |9



There are two main opportunities for expansion of the urban area in Wakatgsiwards, towards Lake

Hayes / Waiwhakaata (location 5 referred to in this HBA as the Eastedoicand 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 2 n Yy F'Wakdg Implications for Urban Development

Figurel.2 ¢ Map of2 n y ' Wald Projected Areas and Constraints (Source: Draft Spatial Plan)
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Note: The constraint mapping shows the number of layers present in each area (more or fewer).
It does not represent the severity of risk or ability to mitigate.

The mapping is based on existing information and data that was available to the Partnership.
Refer to Spatial Plan Scenario Analysis Report, Appendix A for further details.

¢KS SEA&GAY I dzND | yilinAiglre 1.pasTelafivelyfiee of consttaidt®d Thierk gre few
O2yai Ny Ayida G2 SELIYyRAYy3a 2nylll &a2dzik (26 NRa /
Geotechnical, flooding and contamination hazards limit expanding to the west towardsaliV@meeek
0ft20FGA2Y o0 ® ¢KS / | NRINRv¥rs (locatiom A present ciédr boundalias kolthe k- a
SELI yaArzy 2F 2npyt{l FyR IINB a4dzo2S0G G2 | Nry3as
Page |10



productive soils are located eastbK S / F NRN2Yl WAGSNI YR I ONRaa | ngét
GKSNB 1 nsSl O2dA R INRGT $AGK 2LIIRNIdzyAdGASE F2NI &
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1.1.5 Zoning

The district plan consists of two volumes. The relationship between the Operative Distri@ddPRhand
Proposed District PlanRDFE) is set out in Section 1.1B of the PDP.

The PDP provides for residential development witine urban environment (Part 3 of the PDP). Residential
zones are contained within the Urban Growth BoundddG@), which functions to focus and contain
urban development, assisting to protect e & G NXA OiG Q& f I yRa Ol LISa o

The residential zones providar fa range of densities. The High Density Residential zone provides a 450m?
minimum lot size with allowance for mulinit development; the Medium Density Residential zone
provides a minimum lot size of 250m?2, anticipating tdwnse and duplex type develment; the Lower

Density Suburban Residential zone provides a 450m2 minimum lot size wheralstendesidences are

more typical with some allowances for residential flats; and the Large Lot Residential zone provides lower
density of between 2000m2 anddd0m2 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 atwtude Commercial Precincts.

/| 2YYSNOALFE T2yS&a INB f&a2 gAGKAY GKS daNBly Sy g@ainN
centres that are the key commercial, civic and cultural hubs of the district. Frankton serves as the major
commercial and seme 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 C@amoee along with business areas

G2 aSNBAOS 2nyl {1l FTYR AG& adz2NNRBdzyRaAd hiGKSNJ O2YY
[20Ff {K2LILAyYy3a /SYyiNBaz FyR IINBlFLa 2F .daAAySaa aj
Frankton, Arrowtg Y= | YR / 2y S0 dzNy @ ¢KS | ANLIRNI | 2yS 02 @S|
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 ogdu@ieas 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 deglopment is generally limited to a single building platform per site allowing only one
residential unit andin some instances residential flat. The location of building platforms is carefully
considered to minimise impact on td& & & N&A O i Q & pdrticuaREeONFds NLs which make

up over 97% of thdistrict. 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.gldc.govt.nz/media/rOynzlgu/pdphapter01-introductionapr-2021.pdf
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and Northlaké There is also; Mount Cardrona t®in, 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 witldake pla

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 zoneteall 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 accommaodation and related visitor activities.

In addition to the above) KSNB | NB I f a2 | ydzYoSNI 2F {LISOALE | 2c¢
developments in the ruralrban fringe that do not form part of the defined urban environment (due to
having an underlying rural or rural lifestyle zone) and yet deliver urbasitg housing. Nine of the

I LILINE OSSR mm {1 ! Q& INB LINROSSRAY3I YR I NB SELISOI
YR ppn NBGANBYSyYylG dzyAda oKSyYy O2YLX SGS® a2NB Ay
v[5/ Qa®gSoaii

w»

1.1.6 Nature of Gowth

Housing growth numbers have been increasing steadily, y8#i*2housing units delivered since the 2017

HBA. Growth is occurring in multiple locations, however the housing stock being delivered is predominantly
within the larger greenfield areasych as Shotover Country, Jacks Point, Hanley Downs, Northlake and

| n ¢.9Hese 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 zor for mixed uses such as; commercial, recreation, visitor accommodation and residential,
and have predominantly delivered noesidentiadevelopmensince 201 7vith the Wakatipu Ward zones
deliveringa small amount of attached style housialipeitat anoticeably slower rate when compared to

the greenfield developmenia the district As per the 2017 HBA reporting, these growth areas contain a
significant proportion of the distri@ 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
(WPRY - consisting of Jacks Point and Hanley Downs, are recording a noticeable increase in residential
flats. With 35% of the buildj 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 quarfe?82® 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 excepfiblorthlake and Kingston Village.
9 https://www.gldc.govt.nz/youcouncil/counciddocuments/policies/specidlousingareas
10 Councils Total Houses Projectigr@hange the Path (July 2020)
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1.1.7 Challenges in Affordability and Supply

Whilst housing numbers arecieasing, housing affordability has been steadily decreasing, with the average
median house price in the QLD increasing from $873,469 in Jun& 20$7,018,250 in March 202%.

This is a significant issue for QLD, as analysis shows that currenth8%ver 8ur firshome buyer
households and 37% of renters are spending more than 30% of their income on housitigrbests.are

at levels far higher than other parts of the country, and can result in overcrowding, some households
working longer hours, greople 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 gxistih 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 @ developable land within Queenstoifn.

In addition, the Remarkable Park Special ZaRB %) in Frankton has been zonad a growth areaince

the early 1990s for residential, commercial, visitor accommodation and recreational activities. Whilst
enablng of residential development, and expected to eventually yield aro@@® attached units, the
residential development component over the last two decades has been slow, with development
(controlled by a single developer) mainly focused on commeexatation 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 apartnents. 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
(QLCHd) who purchased 50 apartments for affordable housing. Homveteis understod 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 addeddisttt®@ unaffordability
isstes House and income sale prices are high, typically $1.1m upwiétdanecdotal evidence that banks
are requiring new builds to come with a flat because of the 2nd income opporturtigreis no data on
whether these flats form part of thehort term accommodation (such asérbnb or long termrental
markets. But when@VID19hit, thedistrict saw some freezes in rent and additional housing availability,
with a reported 15% reduction in rental prices as many short term rentals switoh&xhd term
accommodatiort® More recently anccorresponding with the opéng and closing of the Australian travel

lhttps://www.gldc.govt.nz/youcouncil/councidocuments/nationapolicystatementurbandevelopmenti2020-nps-

ud#quarterlyreports ¢ 1 Quarter June 2017 report
12https://www.gldc.govt.nz/youcouncil/councildocuments/nationalpolicystatementurbandevelopment2020-nps

ud#quarterlyreports - 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 wersourced in May 2021 froitps://huddashboards.shinyapps.io/urbaevelopment/#

14 (https://huddashboards.shinyapps/urbandevelopment/4.

15 https://www.rnz.co.nz/news/national/446016/numbeif-overcrowdedcostlyrentalsin-gueenstownareareachespre-covid

19levels

16 https://www.oneroof.co.nz/news/hovwouldtranstasmantravetbubble-effect-queenstownshousingmarket39230
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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

bubble, media reporting suggests that rents had started to rise t@pkdDlevels, and with the latest
border closures, prices are agaircoeasing’

In regard toshort term visitor accommodation activities, many residential zones are now enabling of
residential visitor accommodation activities. Economic evidépoevided during thdistrict Plan Review
process found that between October 204.&ebruary 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 thew density residentiatone the economic evidence analysis
identified that the density of listings is highest in the High Density Residé#b&t) zone, with one listing

for every 2,028m2, followed by the Queenstown Town Ced@&€) at 4,641m2. The concerning issues

here, isthat 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 wortoting, that parts of Gorge Road have been rezoned as Business Mixd@NUgg,(a zone

that is enabling of six storey residential developmaatdate only one four storey apartment has been
consented and constructed, described by a real estate compargy lBoutique development and an
2dzialdl yRAY 3 Ay @Saily Spydnd léakelapartmedt oralierBativiely 3Sghemt Setial with 2 O |
365RIFe GAaAl2NI I OO0O2YY2RIGA2Y | LILINR DI £ €

Sq despite some increases in household numbers, anecdotal and mediéingstill demonstrates that
affordable and suitable accommodation for long term occupation can be a challengesittent
households.

1.1.8 Existing Research and Strategies

The NP®ID came into effect 20 August 2020, replacing the National Policy Statemedtban
Development Capacity 2016 (NBBC).

The 2016 NRS5/ Q& AyaSyid ¢l a (2 NBIdZANSE YSRAdzY FyR KA3
YR o0dzaAySaa flIyR RS@GSt2LIYSyld OF LI OAGe EHANRPYIEKD F
urban aea. Demand for housing and business land was required to be assessed over the short (3 years),
medium (310 years) and long term (1480 years); and in response, ensure that enough feasible
development capacity is provided in district plans to meet hisashd. To meet the requirements of the
NPSUDC, Council was required to produce the following key deliverables:

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

1 Monitoring of indicators and price signals to infg@tanning decisions in urban environments on
a quarterly basis;

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

17 https://www.scene.co.nz/queenstowmnews/rentatremedy/
18 https://www.qgldc.govt.nz/media/mtojxggp/economavidencefor-visitoraccommodatiors2239qldct15-heyesr-evidence

30909970v-1.pdf-p.12 & 13
19 https://www.bayleys.co.nz/1692033
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Tt NBLINF¥GA2Y 2F | CdzidzZNB 5S@St2LISyid { (NI GS:
development cagcity.
| 2dzy OAf Llzof AaKSR AG&a FANRG | .! Ay f134G4S wnmy 64aH
enough zoned capacity to meet dwelling projections over the next 30 years, the:

1 Predominant typology afesidenthousingwas standalone at1%, with21.5%of residenthousing
attached (town houses, terraced houses, apartméhts)

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

1 This shortfall of capacity in the lower to medium barided housing was projected to continue
even though demand for this housing would increase.

Quarterly monitoring has been undertakbg Councjl and these monitoring reports are available on
Council's websité. In general, and as shown in the MHUD dnglsales price graph beldwigure 1.3
house prices have been steadily increasing since, 2G1Y a slowdowr/decreaseonly evidencein the
most recent quarters

Figurel.3 ¢ Median House Price Growth@ueenstown Lakes District (Source: MHUD)

12-month rolling Dwelling sales prices (actual)

51 200 000
51 000 000
3300 000
$600 000
3400 000

3200 000

15994 1996 1993 2000 2002 2004 2006 2008 2010 2012 2014 2016 2018 2020

Queenstown-Lakes District {12-mth)

Work on the setting of minimum development targétsusing bottom linesand the FDS is intended to

be prepared as part of the development of Co@@0D24 Spatial Plan. In respect of the current Spatial
Plan(draft at the time of preparing this HBA) v[ 5/ X OSYy N} f 3JI28SNYYSyid I
LI NOYSNEKAL) G2 LINRPRdzOS | 22Ay0d {LFGAFE tfly GKIFQ
investment and development for the next 30 yealtss.

20 The balance was not further classified in the data.
21https://www.gldc.govt.nz/youcouncil/counciidocuments/nationapolicystatementurbandevelopment2020-nps-
ud#quarterlyreports
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TheDraft Spatial Plan, promotes a consolidated and misedapproach 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 weluire:

1 enabling higher densitied development
1 enabling a greater mix of uses within existing urban areas; and
i Efficiently developing new urban areas that are serviced by public transport.

TheDraft Spatial Plan identifies a number of future urban and key priority development areas, these include
0KST {2dzi KSNY ¢ NI-YadliasiMile/(RadtdidCREdd andtiée FivenMild: Utbian Corridor
in the Wakatipu and then the n y I Tpwn Cetre ¢ Three Parks Corridor and Southérm y Iir] the

Upper Clutha.

Work on the first key priority development ar& S t ft (Ladisk Mil@is underway, with the
development of a masterplan and associated planning provisions focused on offering afdiffetyent

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 fdigh 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
additionalwork 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 aldmgHasternCorridor (and the Shotover Bridge).

Other Council initiatives to address housing supply and affordability include intensification and supply focus
YSIadzaNBa (GKNRdAAK GKS { LIl GAL € tftrky YR S5A&0NROI
aF2NRIFIOAfAGED ¢KS al@2Nna ¢l al¥F2N0OS AyOf dzZRSR NBB
implemented in théistrict Plan and that an updated housing strategy be published. Both these work areas
have been progressing well since 2@hd are intende&l to go out for norstatutory 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 ISamerés not only to

provide decent and affordable housing, but by ensuringtiemgy housing stability and security through of
mechanisms such as the homes not being able to be transferredsotaon the open market, with QLCHT
having the legal mechams to purchase the house back at the original purchase price.

Since January 201QLCHT has assisted 83 households into either permanent affordable rentals or assisted
ownership predominantly through the Secure Home Programmaddition they have comgited five

new housing projects in various locatioAsn( y I, Qllbert Town, Shotover Country and Frankton). In
progress, QLCHT is currently building 13 new homes in Lake Hayes Estate and has lodged a resource conser
for a 68Lot development in Arrowtown ddp Streetf? In total, QLCHT has housed a total of 222
households, however, there are 740 more on its waiting list (8% Yy |-ahd-80%n 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 pi$ 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 1.4or a more detailed breakdown of major infrastructure projects enabling growth).

Wakatipu:
Short term: Medium Term: Long Term:
Shotover Wastewater Southern Corridor wastewater | Eastern Corridor wastewater
Treatment Plant Upgrades scheme and a new water upgrades and a 2nd reservaijr
7,250 houses reservoir and water scheme 2,500 houses
3,850houses
The wastewater CDB to New Ladies Mile (Easter New reservoirs in Queenstown
Frankton project; 700 houses | corridor) reservoiig 1,000 East, Kelvin HeightQuail Rise
houses and Ladies Mile 4,000 houses

Figurel.4 ¢ Enabling Water and Utility Infrastructuré&Vakatipu Ward (DrafSpatial Plan)

WASTEWATER WATER SUPPLY ELECTRICITY

MAJOR INFRASTRUCTURE PROJECTS

Existing: Cumently existing or is a committed project that will be compisted in the next three years:

@ etowterraiy Recreation ground JRIR Stotover Country ‘Shotover material
pump station and bores and recycling facility
—O— Wastewater Transmission rising main treatement plant
upgrade
Watsr Supply Facil
. or Supply Faciity Shatower Country  [E3Bl Shotover Country Organics recovary
Water Sunmy Tranamission wastewater bridge water bridge and biological
_C )_ Pply Transr crossing crossing treatment facility
. Salid Waste Facility Shatover Quail Rise Organica recovery
treatment plant resarvoir and main processing and
. Blectricity Distribution Facility capacity upgrade construction wasts
facility
N e
= == Blectricity Distribution "W Kingston U ingston water Community eco
wastewater supgly park

scheme

Planned: Likaly to accur in tha next 410 years. Typically included in lang-term investment plans. May be
subject to further feasibility:

Arrowrtown 33kv

“Two Mie treatment
plant

Queenstown
CAD ta Frankton
conveyanca
upgrade

Arrrowtown
zone substation

Frankton Flats
conveyance fincl.

Frankion Flats
water reticulation

stormwater) upgrads
Southern Corridor IR Coneburn Upgrade to
conveyance resanvoir Frankton

distribution
substation

scheme

Asrowtown
resanvoir

Kingstan to
Frankton 66kv

W Gienorchy
wastawater
scheme

Ladies Mile
reservoir

‘Sauthern Carridar
water supply

Eastern Cormidor
substation

Eastem Corridar
conveyance
upgrades

Arthurs Point
resarvoir

capture facility
upgrade

Southern corridor
substation

Shatover
treatment plant
capacity upgrade

Middleton
resarvoir

Mew transmission
to Gardrons

Kelvin Heights.
resarvair

B Consburn
reservoir #3

LR Cuail Rise
resarvoir #2

Nots: Icons and lines on maps identify general areas and not specific locations.

Ladies Mile
resarvoir #2

For the Wanaka Ward these include the following projects (seeFasme 1.5for 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 dod®ve flexibility when it comes to how infrastructure delivery is prioritised, meaning
that the below projects could yet bemeoritised (or additional ones added) through the Annual Plan and
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TenYear Plan processes if more advanced strategic planniegrde¢s better ways to meet the needs of

their local population

Upper Clutha:

Short term:

Medium Term:

Long Term:

Project Pure treatment plan
upgradeg 4,000 houses

2 n y Itq Rroject Pure
conveyance;, 2,000houses

South? n vy I, few water and
wastewatersupply reticulation
¢ 4,000 houses

Hawea wastewater disposal
upgrades; 650 houses

NewHaweawater reservoirg

1,000 houses

New Luggate reservoir 375
houses

Figurel.5 ¢ Enabling Water and Utility InfrastructuréVanaka Ward (Draft Spatial Plan)

MAJOR INFRASTRUCTURE PROJECTS

Wastewater Facility

—(}— Wastewater Transmission

Water Supply Facility

_O_ Water Supply Transmission

Solid Waste Facility

Electricity Distribution Facility

_(:)— Electricity Distribution

1.2 HBA Objectives

The objectives of this repéttare to:

WATER SUPPLY ELECTRICITY

Existing: Currently existing or is a committed project that will be completed in the next three years:

Beacon Point
reservoir

Wanaka Transfer
Station upgrade
(stage 1)

Wanaka trunk
‘watermain
upgrade

Planned: Likely to occur in the next 4-10 years. Typically included in long-term investment plans. May be
subject to further feasibility:

Beacon Point
treatment plant
capacity upgrade

Hawea reservoir
#2

Luggate bores,
treatment plant
and reservoir
upgrade

Beacon Point
falling main

Wanaka Transfer Riverbank Road
Station upgrade substation
(stage 2) upgrade

Cardrona water
supply

Vision: Likely to occur beyond the next 10 years and subject to further investigation:

Beacon Point

South West
Wanaka reservoir
#1, 82

Luggate reservoir
#2

Reticulation to
South Wanaka

i
i

Organics recovery South Wanaka
processing and substation
construction waste

facility

1 Providerobustinformation on the demand and supalgd capacityf housing;

1 Quantify the development capacity thasisfficient 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.
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1 Provide information on the impact @ouncilplanning and infrastructure decisions fature
affordability and competitiveness of the housing marked

T Inform housingg 2 GG 2Y fAySasz wSaz2dz2NOS alyl3SySyda !0
RSOA&AZ2Y YIF{1Ay3d: (GKS Cdzi dzNie TénSe@Ban TP, Sy i { 0 NI

1.3 Approach Summary

The approach to this HBA (2021) has been designed to meet the requirements of 4B P& Tier 2

local authorityc 6 KA OK v dzSSyad2s6y [1S& S5Aa0GNAROG [/ 2dzy OAf ¢
are now classified as a result of Queenstown beiagtified as a Tier 2 urban environment in the NES

Appendix 2. The following is a highiel summary of the adopted approach. Further detail is provided
throughout the report and in the supporting Technical Report.

The housing market and demand assem#nbuilds on detailed informatioof district level customised

and standard Census 2018 data, other StatisticsNZ data in¢loatimgt limited tq dwelling consent data,

data purchased from CorelLogic on housing values, sale prices and purchaser, patigr@oundi

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 ight on how the current andlkely 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 enviror{disotissed below)

and by attached and standalone dwelling types, as well as future dwelling demprnicelyandor the

urban environmenand districtas a whole.

The housing capacity assessment draws on the capacity modelling completed for the HBpdz@&d,

to account for ugake (growth) between June 2016 and the current base year (June 2020), expanded to
include the new areas now included intlied &4 NA OG Q& dzNB Iy Stf mideNER yherges (i = |
introduced in the NRBD. Specificallyp distinguisthousing developmerdapacitythat is plan enablegh

the following ways:

{1 Short term (202@; 2023)¢ includesland zoned for housidgin the P And & the Council is
part way through a staged district plan reviemgludes anyl 2y Sa W&a&NRILIBNR G A FS
Council in the PDP.

1 Medium term (2023; 2030)¢ as above plutand 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.

1 Long term (203@ 2050)¢ as above plukand indicatively identifiefbr urban expansion in the
draft Queenstown Lakes Spatial Plan (2621).

24 Refer clause 3.4(2) of the NBB.Zoned means residential dwellings haveeamptted, controlled, or restricted discretionary
activity status.

25These are still subject to appeals and therefore are not yet treated as operative.

26 The NPSJD specifies long term plan enabled capacity can includédentiffied for future urban user urban intensification in

an FDS or other relevant plan or strategy where this supersedes either the ODP or the PDP. Council is not requireéRthave a
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The assessment of plan enabled capacity in the urban environment in the short, adidong term is

a parcel level analysis that relies on the relevant development rules/stlndiathe zone in which it is
located to quantifynet additionaldwelling potentialfor attached and standalone dwelling typ&he
analysis takes into consideration any-gobes, precincts or stdreas that apply to each parcel that may
impact on futuredwelling potential.

The modelling considers potential for

1 infill development (i.e where subdivided sections are vacant arigbre existing sections can be
further subdivided to accommodate ®or more additional dwellings),

1 net additional capacity througtedevelopment (i.e where any existing dwellings are removed
and existing residential sections are developed to their maximum dénaityl

1 greenfield development (applicable only to laihdt has not yet been subdivided for urban
development).

Plan enabled capacity in the rural environment &lss been assessedy Councikt a highlevel This
includes remaining infill and/or greenfield capacity in rural zones and special zones inathe rur
environment, including approved but not yet developed building platforms in the RuralThensame

rural capacity is assumed to be applicable in the short, medinthlong term.

The NPSJD requires thaCouncil provides at least sufficient devel@wmicapacity in its district to meet
expected demand for housiriig each time periodThis is not limited to plan enabled capacity. In order to
be sufficient, the development capacity must be plan enabled, infrastructure, reladyfeasible and
reasonablyexpected to be realised. The NBB guidance sets out the indicative relationship between
these fouraspectsof capacity, replicated in the left hand side of Figure(dofe, the circles are not to
scale)As indicated in the imagéyd guidancessunesthat 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 whiofrastructure 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, roadsrattodr, 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 toccur 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, toecth®y 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 portidieisill be)infrastructureserved As such, all capacity

until 2024, however a draft Spatial Plan had been released at the time of preparing this&suoith, this HBA adopts the land
indicatively identified for urban expansion only in the draft Spatial Plaas Af intensificatioidentified in the draft Spatial Plan

were not modelledn this HBAas these are subject to further detailed investigation

27 This HBA consideonlyredevelopmentpotential based onexisting parcel boundariemnd does not test outcomes if parcel
boundaries are adjusted or adjoining parcels are aggregated
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that is infrastructureserved is also commercially feasible. This finding has guided the approach taken in
this HBA to model and discud®selopment capacity in Part 2 of this report, including the order in which it
is assessed.

Firstly plan enabled dwelling capacity in the short, mediand long term is assessed through the lens of
what is commercially feasiblat a broad level, this ndelling 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 (peYitatdevelop.

Figurel.6 ¢ Development Capacity ModeNPSUD Concept v QLD Situation

NP5 Concept QLD Situation

Commercially Feasible

Infrastructure Ready

Commercially Feasible

Reasonably
Expected to be
Realised

Inf. Ready

Reasonably
Expected to be
Realised

Feasible lan enabled capacitin the urban environmenin the short, mediumand long term ighen
assessed throughné lens of what is infrastructuservedin each timeperiod Thatwill be, oris, already
serviced by adequate development infrastructure in the short tevith,be serviced bynfrastructure
identifiedfor fundingin the LTP in the medium term, will be serviced bynfrastructure identified in the

@ dzy OnirdstuétureSrategy(2021-2031) in the long ternt® 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 transgaastructure(taking into
consideration roading managed by Council and Waka Kdtbhiapacity of additional infrastructiito
service development capacity over time is also considered at-deligh

Finally feasibleplan enabled and infrastructurerveddwelling capacity in the short, medium and long

term is assessed through thens of what is reasonably expected to be realfddisconsiders what
guantum and type of dwellings may be expected to be delivered once commercial feasfalgtucture
constraintsdevelopment/site constraints and markdtveloperpreferenceslfased 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 NBB.
29 Refer Glossary.
30 Refer clause 3.26 of the NBS.
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less than the maximum vyield. Infoation and commentary from stakeholders in the residential
development market of thdistrict has been incorporated in this assessment via a targeted salivey®!
Where practical, his feedback has been used to validateadjust modelling assumptionpexifically
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, mediunand 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? Sufficiency of total dwetly capacity (all types) in thiistrict by price band is also
assessed relative to total dwelling demamd norrowner householdgplus a competitiveness margin)

based on therice bandhey can affordn the short, mediumand long term.

The finalstep in the HBA approach is to provide a discussion on the impestiodil planning anthe
provision of infrastructure on the operation of the land market, ahere possibleéhe affordability of
housingthat may be constructed on that land

1.3.1 Business as Usudatform

LG A& AYLRNIFIYyG G2 NBO23yAasS (KIG GKAA |aasSaay
6a.!1¢0 o0FlasS OlFasSs Ay 6KAOK {rS capaziNsSof GachNsBed S I
demographic group arassumed to continue into the medium and long term.

w Uy

This is because one key purpose of the HBA is to identify the potential effects of planning provisions and
infrastructure onfuture housingprovision, with a particular focus @affordability. However affordability

is affected by a wide range of factors, including dwelling typology andirgisene 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 clastuencec notably the sufficiency of plaenabled and estimated
feasible capacity, including provision of infrastructure.

In order to understand the likely effect of those Council controlled or influenced fattsnsieferable to

hold other influenes as continuing at the current situation trend, at least in the first instanc&his
becomes especially important for understanding the parameters of housing affordability in the future.
Accordingly:

31 See the supporting Technical Regortdetailed results

32 Commercial feasibility modelling has not been carried out in the rural environment. All plan enaht#y tepssumed to be

feasible and expected to be realised.

3 |t is acknowledged that theurrent WNB @S| f SR LINBFSNBy O0SaQ 2F K2dzaAy3d YlL& yz2i
preferences. l.ethey assume that households are living where thejep, and in the dwelling they prefer. THizes not reflect

the tradeoffs that may have been made by some households. In the absence of better data, this HBA assumes that current patterns
are the revealed preferences.
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1. Population and households are estimated from curi@md projected demographic trends, to
reflect shifts in population size and age structure, and the numbers of households of each type
expected in thalistrict over time

2. For future household incomes, in the first instance, the current (2020) householaheinc
distribution for households of each age and type are assumed to continue over the long term. This
allows for overall household incomesind distributions (i.e., budget for housing controlling
affordability)to shift according t@xpecteddemographic chages only, in the base situation.

3. New lousing typology, particularly the detached:attached split is assumed to follow the current
trend based on consenteceivedover the past 7 years. This allows floe expected mix of
additional dwellings to reflechore recenttrends (again reflecting revealed preferences, but also
potentially influenced by planning and infrastructure parameters over thiare attached
dwellings account for around half new dwellingsonsentedrather than reflectinghe current
stockwheredetached dwellings account for over 80% of the total estdiis. means the additional
dwellings to accommodate the larger population are estimated according to the tyawidgy
value mix of current additions, or the typolegydvalue mix of dwings identified in the
feasibility analysis. €hnature of themix has direct implications for thexpectedprice of new
dwellingsas 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 vowoed split for each
household goup (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 2020lt is recognised that those future households will haw ddifferent history and
path to dwelling ownership or otherwise from the current househalttswvever, 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 siag 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 norowners, for the assessment of future affordability. Otherwise, theradénpal

to cloudthe affordability assessmentith 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 possibleThese matters araddressd in SectioriO.

1.3.2 Future Outcomes

An HBAs necessarily forwadboking, into the long term future, and housing and business outcomes in
QLD will be driven by a wide range of influencgsme having effect at the national level, some at the
Otago regionalevel, others at the local QLD level. The requirement to project forward and examine
outcomes over 30 years requires migiceted analysis including household growth, demographic change,
land supply and development, housing dematdsisehold incomeshouwsing costs, land value trends,
built improvement trends, and others. These are all idated aspects of the economy, with their own
growth and change trends going forwahthportantly too, economies are characterised by cycles as well
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as trends, with bth upward and downward shifts occurring over tintetemper 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 futuredeerThis is nothing new for future projecton
However, it is important to understand that many aspects need to be examined in combination and over
a long time periodvith effectswhichare cumulative andften compounding This means thaven small

and apparently conservative assumptioabout change and growtimay 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 availabladapta generally
conservative lineHowever,an important caveat is to state that the projected outcomes and findimgs
this reportare very sensitive to the assumptions which are applied to the analysis and projections.

1.4 Urban Environment

Figurel.7 ¢ Map of Long Term Urban Environment fDQ Total District

Queenstown-Lakes Urban
Environment (HBA 2021)

Legend

[ Long Term Urban Environment
Queenstown-Lakes District extent

An HBA is an assessment of the demand for housing land in urban environments, and the development
capacity that is sufficient to meet thég¢mand in the short, medium and long term. In accordance with the
NPSUD 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 anthhetsket of
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at least 10,000 people. This definition allows areas iderttifiedzoned 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 e 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 Qltias been defined in collaboration with Couaaitl isillustrated inFigure

1.7, and in more detail indtire 1.8%° 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 environmemtasbeen defined at a zoneuel, with the PDP providing a clear distinction between

urban and rural zone typesnd the outcomes expected within therAs Special Zones are treated
differently, they have been characterised as urban or rural based on their location and intended
developnent characterThe Mount Cardrona Station Special Zone and Kingston Special Zone are examples
that have been included in the urban environmértie urban environment incorporates all zones within

the defined UGBS, but also includasstingurban zones thiado not fall inside an UGB. This includes urban
environments in Luggate, n Yy I Ajrgort,® Cardrona, Glenorchy, Lake Hayes and Kintjstbalsotakes

a long term perspective includingindicative areas of future urban expansion as identified irdth&

Spatial Plan (2021)a (G KS& | NB GAYyGSYRSR (2 0 $Shedelhd IBcatydAiny | y (
Hawea? n y | Spuththe Eastern Corridpand theSouthernCorridot

¢KS NBald 2F GKS RAAUGNROG FNBI o06SAy3a 2dziaaRS 2F i
the purpose of this HBA. The HBA is focussed primarily on the urban environment but includes analysis at
the total district level and rural envirorent level where appropriate. This approach satisfies the
requirements of the NP8D while also meeting the broader needs of Council for this report and evidence
base as pressure from namban growth is a key resource management issue for the district.

FHgure 1.9 illustrates the locations adopted to report demand (and later capacity and sufficiency) of housing
Ay GKS v[5 O0AYy GKS 2F{{FGALMHz FYR 2nylk{ltF 2FNR NB
21 F0ALMz 21 NR YR p f 2 OWard Zhg inapy shqwithe IpatitdlcklatioksGip 2 n y
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
asOuBNJ 2nylF1F0X YR 20KSNE INB gK2ffe& dzaNDBIlyYy 64&dzOK
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 sejgfyaand in aggregate.

34].e, in a growth strategy, spaitiplan or FDS.

35 Refer thesupporting Technical Report fonsp showing ward boundaries adopted for this HBA. We note that QLD comprises
GKS 2nylF1F 21 NRI ! NNE g-lvakatipu Watd NsRlefined By Statise SNZ ANe Bafre/aggregated Amowtow

and Queenstowsd I 1 GA LIz 6+ NRa FyR NBFSNNBR (2 GKFG O2Y6AYSR I NBI I
36 Limited to the Airport Zone.

37With the exception of Luggasnd Lake Hayes (not to be confused with Lake Hayes Egtat®) urban environmentsave all

been aded for this HBA update. They were not included in the urban environment in the 2017 HBA.
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Figurel.8 ¢ Map of Long Term Urban Environment fawDQ Wakatipu ané n y | Watds

Queenstown-Lakes Urban
Environment (HBA 2021)

A

Glenorchy

Legend

Long Term Urban Environment

[ Existing Urban Areas Outside UGBs

[ Indicative Future Expansion Area

[ Urban Growth Boundary
Queenstown-Lakes District extent

Kingston

Queenstown-Lakes Urban
Environment (HBA 2021)

Cardrona

Legend

Long Term Urban Environment

B Existing Urban Areas Outside UGBs

[ Indicative Future Expansion Area

[ Urban Growth Boundary
Queenstown-Lakes District extent




Queenstown-Lakes
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1.5 Report Structure

The report is organised into three parts:

1. Housingmarket assessment® This also includes the housing demasdpply,and current
affordabilityassessment?

2. Housingdevelopmentcapacityassessment?

3. Conclusions. This covers assessment of the sufficiency of cipacitjscussion orfuture
affordability andhe impacts of planning and infrastructure.

Appendix A contains a glossary of commonly used terms. This report idetibg@condensedummary

Report anda Technical Report that provides further detail on certain aspects of the methogdology
additional analysis tables,a ¢St f & | ylfeaAra oF&aSR 2y /[ 2dzy OAf
(that is, projections® K SNJ G Kl y / 2dzy OAf Qa LINBF S NNBERhearsd®nicdl K 2 dz
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 NFES

39 This responds tolause 3.24f the NPSJD.

40 Thisresponds to clause 3.25 and 3.27 of the NIES

41 This responds to clause 3.27 of the NES

42 This responds to clause 3.23 of the NES

43 Dwelling growth projections are discus$edher in Part 1 of thiseport.
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PART § HOUSING MARKET ASSESSME




2 Housingbemand

The sectiorpresents estimates of demand for housing ItDih the short, mediumand

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 todwelling types and locations within thestrict.

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

The NP&JD identifies affordability asdssue andncludesrequiremens of how well future demands will
0S YSdan#FAMNR GRATFTTFSNBY (I 3 NERldadddesiayhomrihduStivelidt b Yialzgehold & €
typesc those ofa n 2euhicity (includinglemand fopapakainga housing), older households, renters and
homeowners,low income households, seasonal workers, visitors and student accommodi@n.
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 fer wisdor
are either residents of other parts of New Zealand or overseas visitors temporarily in a city oaddtrict
if present are captured in the Census night population (a Tuesday in Miselasonal workers are present
at the time of the Census theye counted, though there arot specificstatistics orseasonal workerat

a fine grained level and household saaléside this time.

The following analysis provides key summary informaticthese groupgwith the exception of visitors)
within the Q.D communityto the extent that they are captured in the available dathis assessment
identifies households @& n 2etRicity and other main ethnicity groups, and identifies older households,
those in the 6574 years and 75 years and over age groupdsd 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 incooreisf themajor influencs on
housing affodability, the other aspect being price

Since the NRBD focuss on housing affordabilityhese matters are examined in more detail in Section 4
with assessment of dwelling tenure and housing affordability, including detail on tenure, ineoches
affordability for each ethnic group in the community (Section 4.2).

In relation to seasonatorkers,it is noted thatthere is very limited information from which to identify
numbers or socialemographic characteristics, or dwelling tenure. Since they areamashonly 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 if they are counted at Census time as being part of the usually resident population
are most frequently included in the lower income and-nemer segments within the total population.

This means they are likely to be generally counted within those idergégments, though given the
timing of the Census in March are not counted specifically within the analysigraifidely to be
undercounted relative to peak seasonal demands.
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2.1 Population and Households

The starting point for assessing future housing demiantthe outlook for population and household
numbers. The NP3D specifies that future demand for housing be assessed on the basis of one dwelling
per net additional household.

This HBA hasdopted/ 2 dzy O A f Qdemandirbjéctiondi. ihase projectiosinclude three scenarios
of future growth:

1 W/ KI y3S chidgh§rovwtH sdekaflo (and preferred growth outlook)
T Wp @& ScmMdiutn lgrav@h scenario
T Wmn @& §lbviNgrofvth &é€hario(the lowest projection).

laaSaavySyd Ay GKA&A |1 .! Aa o0FaSR LINAYINREfE 2y /[
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

/ 2 dzy populatiba projections are set out iTable 2.1 The QLDChigh projection(Change the Path
scenariowould see an additionaD]800persons over the decade to 203@{%6) and an additiondb,000
by 2050to reach 76,600 resident&87%) For conparison, Table 2.lalso shows the most recent
StatisticsN2 SNZ projections farch 2021) forQLD®. The SNZ series indicates substantiafter
population growth than th@LD@rojectionsin the short term and intthe medium term, tlensomewhat
slower growth in the long term.

For thisHBA the QLD(rojections havéoeen adoptedo reflect/ 2 dzy OAf Qa LR AAGA2Yy ® ¢
Change the Patfpreferred)growth future, which is prudent as more capagpjan enabled and the
infrastructure to supporit) would be required than in thmedium andowestgrowth future.This future

allows for very little growth in the short term, but in the medium term (2B@30) and again in the long

term (20302050) it shows faster growth than the SNZ tpgbjection(Figure 2.}

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 ZNestimates of resident population show 47,400 by June 2020, an increase of 4,900
persons (+12%jnce June 201&nd equating to around 1,950 additional households. In contrast, the QLDC
projection shows an additional 703 persdietween 2018 and 202@&guating to around 280 additional
households.

“CdzNIIKSNJ RAaOdzaarzy 2y (GKS RS@S
can be found in the suppang Technical Report.
45 Released subsequent to the commencement of the HBA assessment
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Table2.1 ¢ Population Growth OutlookShort, Medium and Long Term by Scenanid Source

Current Short Term Medium Term Long Term
lEeLmn 2020 2023 2020-23 20%/2_23 2030 2020-30 2020/00_30 2050 2020-50 2020-50 ¢
QLDC
Change the Path 40,903( 41,152 249 0.694 51,410 10,507 2694 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 79 66,528 25,625 63%
Statistics NZ (2021)

High 46,000( 51,800 5,800 12.6% 59,900 13,900 309 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 8.094 51,500 6,700 1594 57,200 12,400 28%

Source: ME Housing Demand Model 2021

Figure2.1 ¢ Population GrowthFutures QLDC and SNZ 2250
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It is notedthat 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 migoatiflows 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%oceharios. 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 NPEID requirement to provide for at least sufficient capacity for groaopting a relatively

strong rate of growth reduces the prospect of undstimating future housing need&mportantly,
projections are not forecastBrojections are commonly used to indicate a range of possible outcomes, so
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that their implications and differees 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, @i population is expected to gradually age (the average age
will increase) over timelhis means that children and younger age grevifpsnake up aelativelysmaller
proportionof the future population, while the share in mature and older age groups increases.

Importantly, that does not mean that thetal population in younger age grosipctually decreasessthe

change iglriven by the increased longevity of peqplee expected age and family structure of local and
international migrantsand the welNB O2 3y A SR RS Y2 3 NI NaAbaby BoordzThadQ 2 F
changes in the mediunnd long terms for each age cohort are detailed @ble 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.

Table2.2 ¢ Popdation Growth OutlookY Year Lag &hangehe Path Futurgby Age Cohort

Age 5 Year Lag Change the Path
Cohort 2020 2030 2029 2020-50 5050 2030 20200'30 2050 202050
0} % %
0-4yrs 2,051 2,209 804 2,601 279 2,106 2,467 179 3,029 44%
5-9yrs 2220 2,261 204 2,629 1894 2,223| 2,491 1294 3,032 36%
10-14yrs| 2,068 2,256 994 2,621 2794 2,064| 2,388 1694 3,046 48
15-19yrs| 1,638 2,301  40% 2,583 5804 1,635| 2,352 449 2,998 83%
20-24yrs| 2,684 2,941 109 3,742 399 2,688| 2,954 1094 4,034 50%
25-29yrs| 5,397 5,024 79 6,313 179 5,394| 5,059 69 6,471 20%
30-34yrs| 4,769 4,743 -19 5,515 1694 4,759| 4,862 204 5,580 179%
35-39yrs| 3,672 4,595 259 5,406 479 3,658| 4,709 299 5,498 50%
40-44yrs| 2,997 4,376 469 4,428 489 2,991| 4,442 49% 4,649 55%
45-49yrs| 2,783 3,793 369 4,046 459 2,778 3,851 3990 4,380 58%
50-54yrs| 2,350 3,212 379 4,839 106% 2,342| 3,285 409 5,147  120%
55-50yrs| 2,070 2,969  43% 5543 1689 2,069| 3,021 469 5,691  175%
60-64yrs| 1,847 2,544 389 5,600 203% 1,845| 2586 409 5,636  205%
65-69yrs| 1,572 2,149 379 4,435 1829 1,570| 2,189 390 4522  188%
70-74yrs| 1,210 1,750 459 3,586  196% 1,209| 1,787 48% 3,699  206Y%
75-79yrs 781 1,319 699 3,335 32794 779 1,347 739 3,384  334%
80-84yrs 440 931 11294 2,173 3949 439 942 11594 2,272  418%
85-89yrs 228 516 1269 1,635 6179 227 524 1319 1,724  659%
90+yrs 126 322 15694 1,445 10479 127 341 16994 1,661 12089
Total 40,903 50,211 22.8% 72,475 77.29% 40,903| 51,597 269 76,453 87%

Source: Statistics NZ 2021 ;QLDC

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 coheigsife 2.2
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Figure2.2 ¢ Population Age Structure 2030 6 Year Laf_eft)& Change the PatRuture)
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2.1.3 Population Ethnicity Trends

The growth projections also indicate trends in ethnicity into the long tdationally the expected trend

is for increases in the shares of the populatioa of 2 Rakific and Asian ethnicities, and a corresponding
decrease in theroportionalshare ofthose of European and other ethnicitiésTotal population of all
ethnicities will also increase, but the rate at which they increase is the key driver of the proportional
changes.

Thee are NZ projections by ethnicityvhich come with caveats because ti@ensus2018 records all
ethnicities identified by respondents, and mamgysonsspecify two or more ethnicities. Accordingly, the
SNZethnicity-based projections recognise two (or more) ethnicities, and so the base populations and the
future projections sm to more than the counts and projections for the total population. To adjust for the
overprojection, for this assessment each ethnitiised projection has been factored down, so that the
sum of the ethnicitypased projections matches the total project It is assumed that the degree of over
count appliepro ratato each ethnicity.

Applying the SNZ figures to QLD, phejections indicate a long teraecreasdn the share of European
ethnicity, falling slowly fronthe current80% to reactv2% by 2050n the mediumprojection and 70% in
the high projection Table 2.3 The share ai n 2dtRicity is pragded to increase from the current6%

to 8% (mediunfuture), while theprojected share of Paciffersons remains low (1% currently, 2% in the
long term).The share of\sianethnicity is quite substantial (13%) and projected to increase-2iL¥8 by
2050.The projections indicatesamilarpath forQLDcompared with the national pattern, where medium
and long term the European share of the total population is expected to decreasey whieRdkific and

A 2 4 A x

Asianethnith S48 Q &KI NB& | NB SELISOGSR (2 AyONBlIasSo

46 http://nzdotstat.stats.govt.nz/wbos/Index.aspx
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Table2.3 ¢ Population Growth Outlook by Ethnidiiedium and Long Terfuture

5 Year Lag Change the Path
Ethnicity 2020-50

2020 2023 2030 2050 % 2020 2023 2030

European| 32,867 31,944 39,015 52,537 609 32,523 32,075 39,176 53,411 64%
an2z2N} 2237 2249 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%
anz2NJ 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

2.2 Household Socidemography2020

The key driver of housing demand is the number of resident households, while thelesnoigraphic
characteristics of households are important influences on the nature of housing demand,eand th
affordability of housing. There is considerable detail from Census 2018 and other source@Labout
households which gives scope for analysis in some detail. That said, this section focuses on the major
household characteristics known to influence hogisdemand and affordabilitg household type,
especially as between oieerson and couple households, and family households; household raoge, si
stage in the life cycle is the other key driver of housing need; household ethnicity, also influencing housing
preferences; and household incorfrem all sourcesis the main influence on ability to pay for housing,

and therefore housing affordability. These aspects are examined agtyvoombinations, with household

type as the common factor.

As at 2020QLDhas an estimated6,410 households, an increase 40 over the 2018 Census figtite

2.2.1 Household Type and Income

The current household structure is showii able 2.4Couple households are the most numerfmliswed
by Family householdsand then Oneperson households.Multi-family householdsand Non-family
households, typically flatting situatigmaake up small shagef the total

There is a wide spread of household incomaéth 20%of all householdwith incomes of less than $50,000,
alowershare tharthe national pattern. At the other end of the spectryust over a third ohouseholds
haveincomes of $120,000 or highdtis is significantly higher than at the national |eMs largest share

of households lies in the midcome bands between $5@0 and $120,000 per year. SNZ income data
suggests that household incomes in @&goregionincreasedslightly by0.2%per annumbetween 205

and 2020.There are importantsegments in the lower income banegich include single person

47QLDC July 2020 Projections.
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households (many dahem retired persons) and-fdarent families.both in the relatively vulnerable
categories for noowner households.

Table2.4 ¢ Households by Type and Income Band 2020

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

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% 0.99 19.99
Couple household 1.3% 3.1% 4.9% 7.6% 6.6% 4.3% 10.49 38.29
2 Parents 1-2 children 0.3% 0.6% 1.9% 4.3% 4.4% 2.9% 7.69 22.09
2 Parents 3+ children 0.1% 0.1% 0.2% 0.8% 0.7% 0.4% 1.8 4.09
1 Parent Family 1.1% 1.1% 1.1% 1.0% 0.5% 0.3% 0.6 5.79
Multi-family household 0.0% 0.0% 0.0% 0.2% 0.4% 0.2% 2.19 2.99
Non-family household 0.1% 0.4% 0.7% 1.5% 1.4% 0.9% 2.29 7.39
Total Households 9.1% 10.7% 12.6% 17.8% 14.6% 9.4% 25.89 100.09
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 1.18 121 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

To illustrate the important relationships between household types and income levels, the lower part of
Table 2.dindicates the relative concentration of each type by income segment within the community.
Values Badedblue show higher than jugtro rataincidence®® To illustrate, one person households are
strongly represented in the lowest income band, as grarént families. Couple households @iparent
families with children have a relatively high incidandbe middle and upper income ban¥slues of less

than 1.0 indicate relatively lower incidence.

2.2.2 Household Age

Table 2.5hows the distribution of household types across the age cohorts. As expected, in the younger
age cohortsfamilies with children dminate, whereas in the older age cohoedimgle person households
and couples dominate.

This pattern is as expected given the changes as households progress through the life stages, and families
G6AGK OKAf RNBY (KSYy 3IAGS dnglés laterin lite. TNALEAIS, the SfcrdaiBliyg O3
issue often becomes progressively more important foromwner households in the middle and later years,

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

BCKAA Ad AY STFSOG I wWiz20FdAz2y 1jd2iASyiQ 6KSNB @ fdzSa INBL(
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The relative concentration ratio shows more gregson and couple households in the older age cohorts,
and families with children relatively grouped into the youraggybands, consistent with their respective

place and movement through the life stages.

Table2.5 ¢ Households by Type and Age 2020

Household Type

15-29

30-39

40-49

50-64

65-74

75+

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% 3.79 19.99
Couple household 5.2% 7.0% 3.9% 11.1% 7.9% 3.19 38.29
2 Parents 1-2 children 1.7% 7.1% 8.4% 4.5% 0.3% 0.09 22.09
2 Parents 3+ children 0.0% 1.3% 2.1% 0.6% 0.0% 0.09 4.09
1 Parent Family 0.4% 1.0% 2.3% 1.7% 0.2% 0.19 5.79
Multi-family household 1.0% 0.9% 0.4% 0.6% 0.0% 0.09 2.99
Non-family household 3.5% 2.0% 0.9% 0.7% 0.2% 0.19 7.39
Total Households 13.6% 22.1% 20.4% 25.0% 12.1% 6.99 100.09
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 B8i55 1.25 0.59 0.37 0.18 0.11

Source: ME Housing Demand Model 2021

2.2.3 Household Ethnicity

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

European ethnicity are relatively concentrated in ®@e person andCouple household segments,
pattern generally consistent with their older average ad#aiseholds ofa n 2 W&cific and Asian
ethnicities show relatively stronger incidence across family housakididchildren, both Zoarent and 1

parent.
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Table2.6 ¢ Households by Type and Ethnicity 2020

Household Type European  a n 2 NJ Pacific 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% 19.99
Couple household 31.7% 1.6% 0.4% 4.5% 38.29
2 Parents 1-2 children 17.4% 1.0% 0.2% 3.4% 22.09
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% 13.09 100.09
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)

2.3 Hausehold 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 lmég shares in the adult age groups with potential to form their own
households, while social trends have seen higher shares gfessen households.

This section addresses overall household grawthe district leveland projected changes in key fasto
influencing housing demand, notably household type, and household incomes. The household projections
are derived from th&QLDC projectionsf resident houses further detail is provided in the supporting
Technical Repart

2.3.1 Total Households

Estimated futire household numbers are set outTiable 2.7°. In theChange the Patthigh)projection,
household numbers are projected to increasawlyfrom the currentl6,414 households (June 2020) by
only1%in the short term, ther29% in the medium term, anmaearly double (39%) in the long term. The
annual increase would be sorfi@in the short termthen increasing to aroundi70 per yearover the next

49 Seealso the supporting Technical Report for a graph of these projections fror22820
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decade, and40 over the long term. This future would s2&,140 resident househals in thedistrict by
2030, and 2,730by 2050.

Table2.7 ¢ Household Growth Outlook Mediufd Yr Lagand HighChange the Patljutures

Future PAONRS] 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% 999%
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% 26% 2.9% 2.7% 2.5% 2.4% 2.3%
Source: ME Housing Demand Model 202ifometrics 2019 Totals rounded to nearest 10

2.3.2 Household Demography and Income

As well as growth in household numbeconsiderable change is anticipated in the composition of
household. The general trendh the overall averag@ageing of the populatiowill result inincreases in
One-person households ar@buple households, wittelativelysmallerbut still significanbet increases in
family households with childrefmdble 2.3.

Table2.8 ¢ Household Growth Outlook by Tygghéngehe PathFuture)

Current Short Term Medium Term Long Term

Household Type 2020 2023 2020-23 20202'23 2030  2020-30 2022'30 2050 202050 202050
One Person household 3,260 3,340 80 2% 4,510 1,250 38% 7,410 4,150 1279
Couple household 6,270 6,520 250 4% 8,510 2,240 3694 14,000 7,730 1239
2 Parents 1-2 children 3,610 3,550 - 60 -2% 4,360 750 219% 6,050 2,440 68%
2 Parents 3+ children 660 660 - 0% 820 160 249 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 16,620 210 194 21,140 4,730 299 32,730 16,320 99%
Source: ME Housing Demand Model 2021 Totals rounded to nearest 10

This future would see one person and couple housshatdounting for aroundhtee-quartersof the total
household growth in the medium term, and in the long term. Nevertheless, the-dsiographic
structure of the household sector is expected to shift relatively slowly over time. This is stroguren
2.3.
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Figure2.3 ¢ Projected Household3LD¢ Changehe PathFuture
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In the survey of local residential development stakeholders, respondents were asked what thei
household type was (wheselling to the market), the significant majority of responses were f3

households, including those delivering duplex and terrace housing. Only one respondent most

single or couple households in the retirement market. Given the projected gadwiimeperson and
Couple households, this suggests that the residential development market in QLD may need tg
supply focus somewhat if the future demand by Couple andp@rson households is also to be n
(based on this sample of responses).

I target
Amily
argeted

shift its
et

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 projectedgrat in theChange the Patluture are shown

in Table 2.9

Table2.9 ¢ Household Growth Outlook by Incotdegh GrowtHChangehe PathFuture)

Current Short Term Medium Term Long Term

Household Income Band 2020-23

2020 2023 2020-23 % 2030 2020-30 2020-30% 2050 2020-50 2020-50 %
Under $30,000 1,500 1,570 70 599 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 40 209 2,710 640 31% 4,400 2,330 113%
$70-100,000 2,920 2,940 20 19%9 3,700 780 27% 5,540 2,620 90%
$100-120,000 2,400 2,410 10 099 2,990 590 259 4,280 1,880 78%
$120-150,000 1,540 1,550 10 199 1,920 380 259% 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 2999 32,740 16,300 99%

Source: ME Housing Demand Model 2021
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2.4 Current Housing Demand 2020

2.4.1 Dwelling Pattern 2018

Table 2.1@rovides a summary of thetal QLDhousing supply and occupancy as at Census 2018. It shows
19,845 private dwellings andb58 nonprivate dwellings(total dwellings 20,0439 The nonprivate
dwellings areshown for completenesand include dwellings described as providing communal types of
accommodation these dwellings provide for a proportion of demand, particularly temporary or transitory
demand from visitorssome of these dwellings however provide temporary accommoddtionssidents
while they are in hospital or prison so are in addition to dem@fdhe private dwelling$3,719(69%)
were recorded as occupied at the Census with anott#t indicated as residents being temporarily
absent. That indicated up th6% of private dwellingsvere not usually occupied. Including rativate
dwellings,16,40QL were indicated as occupied, wi$)291(16%) not usually occupied. The estimate of
occupiedprivatedwellingg13,719 occupied + 2,313 owners away = 16,0823ordgeasonaly well with

the number of usually resident households at 20N@&e that these numbers are drawn from Census, and
the total of 1,845 private dwellingas at March 201& close tahe QLD estimate of9,848as at June
2018

Table2.10 ¢ Housing Supply Situati@Qi.Dat Census 2018

Census 2018 Private Private NZ Average Non-Private Non-Private =~ NZ Total Total NZ
Dwellings Dwellings % Dwellings Dwellings % Average Dwellings Dwellings % Average
Private Dwellings 19,845 100% 558 1009 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 2,313 129 5% 27 5% 8% 2,340 119 5%
Empty Dwelling 3,105 16% 5% 186 33% 25% 3,291 169 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 19% 1% 711 3% 1%
Compare Resident Households (2018) 16,070
Difference (n) - 331
Difference % -2.09

Source: Census 2018; 1 includes under construction

It is noted that Census figures can ovaate the numbers of usually unoccupied dwellings, especially
because of the difficulty of identifying usual residents who are absent at CensuSttigies by SNZ in
some main cities have shown that commonly betweely 0.5% and 1.0% of dwellings are usually
unoccupiedjn most instancea smaller figure than the Census snapshbie situation is complicated in
towns such as Queenstowvhere tourism is an important part of the economy, and a higher share than
the national aerageof the total estate is holiday dwellifgsowned byusualresidents of other areahe
QLDC estimateshow 19,848 total dwellings in 2018, so there is close agreement besoasres.

28 y24i8 GKFG GKS /2dzyOAftQa LINP2SOGA2ya &Gl GS G20ldnsuK2dza Sa

terms.

51 There is no formal count of holiday dwellings, however the Census shows that QLD had 16% of its dwellirigs recarde¥ 9 Y LJ{ &
56SffAYy3IQ 6KSNBIFA F2N) bSg %SIHflyR Fa | gK2tS8S GKS FTAIdNB 41 ¢
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The QLD projectiontor 2018 indicate 16064 resident houses, ah 3,784 holiday houses, aride
differences from the Census dditat 2018are small.

2.4.2 Housing Demand and Tenure 2020

Table 2.11provides detail of the overall dwelling tenure patterns and liwge types for 2020. These
estimates are based on the patteritentified from Census 2018, factored up accordingstimated
growth in household numbers between 2018 and 2@&¥ed on the QLD projectioni)is assumed that
the relationships between dwelling tenure and dwelling type evitke2018 have endureacross the two
years and these have been applipb rataaccording to numbers of resident househdiis202G2

As at 2020, some386 of dwelligs occupied by resident households were separate houses, with a further
17%attached dwellings. The attached dwellings are predomin@dBystorey buildings (according to
Census data), with around ofthird of attached dwellings in buildiagf 1 storey.

Table2.11 ¢ EstimatedDwelling Tenure and Dwelling Types 2020

Detached Attached Total

Dwelling Tenure 2020 Separate Joined 1 Joined 2- Joined 441  Total Other Total
House Storey 3 Storey Storey Attached Dwelling 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 269 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

The table also shows the tenure pattern aci@sB Overall, some®4% of dwellings are owned or in a trust,
with 36% rented. Of thosewned, more than half are either owned without a mogg§22%) or held in a
trust (24%) The other owned dwelling$7%6 of the total) are owned with a mortgage.

The ownership rates are higher for separate houses than for attached dwellings. Thenelstdés isome
9,306 owned separate houses (two thirds of all separate houses), a88dwned attached dwellings, or
10,520 owned dwellingsverall. In contrast, ownership rates are lower for attached dwellings with more
than half of theseurrentlyrented.

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 considedt more robust to assume nil change.
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This base pattern is important in relation to projected growth in household numbers and implied demand
for additional dwellings, especialis to considerations of dwelling affordability and future ownership and
rental rates.

2.4.3 Household Type and Tenure 2020

Table 2.1%rovides detail of the overall dwelling tenure patterns among different types of household
Dwellings are differentiated lmetached and attached only, and ot Ownedrategory includes a small
number of dwellings for which tenure is not specified. The overall pattern reflects the household structure
in the QLDcommunity.

However, there are important differences between selold 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, withlue-shading showing higher than justo rata incidence The
relative concentration ratios show that

1 Couple households have a high incidence of living in detached dwellings which they own.

1 For Oneperson households there is a relatively high concentration into attached dwellings, both
owned and rented.

1 2-parent familes show higher concentration into detached dwellings, especially larger families
with 3 or more children.

1 1-parent families have relatively low incidence of dwelling ownership and are especially
concentrated into detached rental dwellings.

1 Multi-family households and noefamily households are relatively concentrated in rental
detached dwellings.

1 The reverse obviously applies where relative incidence is less than 1.0.
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Table2.12 ¢ Household Types and Dviry) Tenure 2020

Owned or Trust Not Owned Total

Household Type 2020 Detached Attached Total Detached Attached Total Detached Attached

One Person household 1,832 2,198 1,066 2,545 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% 649 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

 Not Owned includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

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 lbype is discussed further in Section 2.5.

That said, the concentration ratios are guidance, and not absolute meaJiree are substantial
numbers of households across both detached and attached dwellings, and both ownership and rental (as
shown in thesimple number count in the upper partDéble 2.1p

2.4.4 Household Income and Tenure 2020

The relationships between household income and dwelling type and tenure also show clear Jatdens (
2.13. Middle and lower income households show relatively higldénce in rented dwellings, both
detached and attached. When dwellings are owned, there is relatively strong concenitatatached
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 numbétsouseholds in each income band across both
detached and attached dwellings, and both ownership and rental.

These patterns imply a strongroelation between household income and tenure, and household income
and type. This implies that higher income@pe)f S WLINBFSND G2 LIzZNOKIF &S aidl yr
2ySad LG fa2 KAIKEAIKGAE GKIG £26SNI AyO02YS LIS2 L
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rented and or attached housing. These patterns are not entirely surprising h@evetrang carelation

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
weeklyoutgoings basj to buy (or rent) than detached dwellings.

Table2.13 ¢ Household Income and Dwelling Tenure 2020

Owned or Trust Not Owned Total
ATUEEh ¢ lcee 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% 699 2% 1% 3% 8% 2% 9%
$150,000+ 16% 2% 17% 6% 2% 8% 22% 4% 26%
Total Households 57% 7% 649 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

2.4.5 Tenure and Dwelling Type by Ethnicity

The relationships between household ethnicity and dwelling &apgetenure show equally clear patterns
(Table 2.1% Households of European and other ethnicity show higher incidence of dwelling ownership, for
both detached and attached dwellings. Householda of 2 Rdcific and Asian ethnicities show higher
incidencein 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 theoverallQLD average of 63%. It is substantially higher than imseholds oa n 2 NJA
ethnicity (around half), Pacific ethnicity and Asian ethnicity (just urar However, the occupation of
detached dwellings is high across all ethnicities, at 87% overall.
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Table2.14 ¢ Household Ethnicity and Dwelling Ten@eeenstown Lakes Distrd20

Owned or Trust Not Owned Total
Household Ethnicity

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
anz2NA 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% 919%
anz2NA 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% 299 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
anz2NA 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

2.5 Future Housing Demand

The descriptions of the 2020 household and housing situation provide important base material for
assessing future housing demand®LrD The current patterns haween 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 establisheedesmcigraphic
parameters can bexpected to change relatively slowly and incrementally over. time

This means that several important patterns within overall housing dema@dDh NB Of S| NJ Ay
LIAOUGdINEQ 6KAOK Ad RSAONAOGSR 0@ K2dzaSK2f R RSY23INI

Further, forthe 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 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-oemers will become dwelling owners in the medium

term and longer term. At the same time, many younger persons &k fieir family home in their later

teens or early twenties, often to form their own households, and often transitioning frorfanaly
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 ris& urban economies grovA signiftant proportion of dwelling
construction in the district is also likely to involve replacement either on a like for like basis ¢vnelloid
replaced with one newwelling or from redevelopmentone olddwellingreplaced with 2 or mor@ew
dwellings. This means thatal dwelling consents would need to be greater than populatiored growth
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in order to keep up witthousingdemand.That said, the rapid growth in QLD means that much of the
dwelling stock is of relattly young age, so that direct replacement rates are relatively low.

All of these factors mean that the futuréusition cannot be assessed simply by considering the net changes
from the present, and assuming those net changes can accurately representddémnaadditional

housing. Accordingly, this analysis covers both the total situation and the net changes for assessing housing
needso  aSR 2y (KS /2dzyOAf Qad LINBFSNNBR INRg UK

2.5.1 Short Termi€hange the Pafiruture(High Growth)

In the short term, the projeed housing demanftom residentsis for an additiona05 households by
2023,an increase of arountPo.

Table 2.15%5hows the projected change over the period by dwelling type and tehleebase position is
that the 2018 ownership patterns for detachendaattached dwellings are assumed to continue into the
future with changes reflecting only the changing mix of dwelling tyggs.allows for some continuation
of the long term trend for dwelling ownership rates to slowly decline. However, beyond #ratitimo
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 ovaakihip changess

a demanding technical assessment, beyond the scope of the HBA striibtusecond reason is that much

of the focus of the HBA analysis is housing affordability, and the possible effects on that of planning and
infrastructure Affordabilityis 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 l&improving or declining in the future. Thislps 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 stableand 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 dwellirigs

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, apartnmssmt flats, 4% for retirement units, and 6% foagments. The current trend is for
steady change in the total dwelling typology towards a 50/50 mix.
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Table2.15 ¢ Dwelling Tenure and Dwelling Ty@€202023Change the PatRuture

. 2020 2023 2020-23
Dwelling Tenure :

Change the Path Future Detached Attached Total Detached Attached Total Detached Attached

Trend toward Attached: 0.9%pal

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

In the short ternto 2023 only small changes are indicated in the overall dwelling and ownership structure.
The base case would st bulk of housing growth as detached dwellings, and demand predominantly
for owned dwellings.

Table 2.1&hows the projected growth in demand by household type oveslibe termperiod, again by
dwelling type and tenur&.he scale of change is smaipthe short term, so it is relevant to examine only
the highlevel shifts in relation to household type

Table2.16 ¢ Dwelling Tenure and Type by Household Category 2023 Change the Path Future

Household Type 2023 Owned or Trust Not Owned Total

Change the Path Future Detached Attached Total Detached Attached Total Detached Attached

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% 219%
Couple household 25% 3% 28% 8% 4% 129% 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
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2.5.2 Medium TermEhange the Pafiruture(High Growth)

The medium term would see a much greater level of change from the current, and it is useful to understand
the nuancesln the medium term, the projected housing demand is for an additiord04lwellingsfor
the resident populatiot, an increase acfome29%.

Table 2.1Bhows 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 futurereflectingonlythe changing mix dfousehold types. Allowance is again made for a
long term trend away from detached dwelliragsdtoward attached dwellings.

Table2.17 ¢ Dwelling Tenure and Dwelling Ty2€202030Change the Pathuture

. 2020 2030 2020-30
Dwelling Tenure :

Change the Path Future Detached Attached Total Detached Attached Total Detached Attached

Trend toward Attached: 2.8%pal

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% 229 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% 249 22% 3% 25% -0.3% 0.9% 0.6%
Total Owned or in Trust 57% 7% 649% 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% 7% 23% 10094 -5.3% 5.3% 0.0%
Source: ME Housing Demand Model 2021 Note - includes rounding

Inthe medium term, changes are indicated in the overall dwelling and ownership structure. The base case
would seesome shift toward attached dwellingslf4of growthover the decadebut with demand still
predominantly for owned dwellingg7%o0f the totalestate). The potential for intentions to own beming

manifest as actual ownership is discussed in the section on housing affordability.

Table 2.1&hows the projected growth in demand by household type over the period, again by dwelling
type and tenureNearly threequarters of the émand for additional dwellings is froBme-person and
Couple households, with-garentand Eparentfamilies with childremccounting for just under a quarter.

The growth and shifting household typology indicatese 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 shawtlium 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 sittes same. 27% of respondents indicated that they saw their

dwelling size decreasing and nobody responded that they would deliver larger dwellings than curfently, 3
respondents said they would keep dwelling sizes the same. A significant 73% of resporichiedsed

54The projected increase 1369 total dwellings, which indicatesme shift toward residerdccupied dwellings, andshift away
from holiday dwellings.
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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 desggrovided in the supporting Technical Report.

Table2.18 ¢ Household Types and Dwelling Ter2®20-2030Change the Pathuture

Household Type 2030 Owned or Trust Not Owned Total

Change the Path Future Detached Attached Total Detached Attached Total Detached Attached

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% 49
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

Table 2.1%hows projected growth in demand by household incoméndicatesiemandwould bespread

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 overatlemandgrowth being fromOne-person andCouple households. Arourttiree-quarters

of the net increase is indicated for households with incomes of $50,000 or moreyer®5% would be

from households earning $100,000 or more.
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Table2.19 ¢ Household Income and Dwelling Ten2020-2030Change the Pathuture

Total Demand Additional Demand 2020-30 Additional Demand 2020-30 9
Household Income 203!

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% 129%
$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% 49
$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% 494
$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

Table 2.2@howing projected growth imedium termdemand by the major ethnic groups again highlights
that demand would be dominated by households ofopean ethnicity §2%), consistent with the
population projections applied. Thatatsoapparent in the additional demand indicated for detached
dwellings, and ownershifthe 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.

Table2.20 ¢ Household Ethnicity and Dwelling Ten2@202030Change the PatRuture

Household Ethnicity Total Demand Additional Demand 2020-30 Additional Demand 2020-30 9|
|2:3t3u0r§hange it ety 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% 649
anzNA 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 |- 920 925 835 -2% 20% 18%
anzNA 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% 119
Total Not Owned 4,801 2,755 7,556 560 1,105 1,665 12% 23% 35%
Total 16,222 4929 21,151 2,675 2,065 4,740 56% 44% 100%
1 Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021
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2.5.3 Long TermEhange the Pafliruture(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 2.2khows the projected change over the period by dwelling type and tenure. Consistent with the
medium trm outlook, the Change the Path projecti@ssumes 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 awaydetached dwellings toward attached
dwellingsof around2.3% pa

Ly GKS f2y3 GSNX3X Y2NB YFGSNRIFIET OKFy3aSa | NB AYyR,
The Change the Path future would still see just over half of net additional haasilegached 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 futureExpected demand is still predominantly (67%) for owned dwellings.

Table2.21 ¢ Dwelling Tenure and Dwelling Ty2€20-2050Change the Pathuture

2020 2050 2020-50

Dwelling Tenure :

Change the Path Future Detached Attached Total Detached Attached Total Detached Attached

Trend toward Attached: 2.3%pal

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% 229 14% 6% 209 -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

Table 2.2Zhows the projected growth in demand by household tgmeelling type and tenure, with the
standard allowances as to ownership patterns of each household type, and the long term trend toward
attached dwellings.
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Table2.22 ¢ Household Types and Dwelling Ter2020-2050Change the PatRuture

Household Type 2050 Total Demand Additional Demand 2020-50 Additional Demand 2020-50 ¢

Change the Path Future 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% 149%
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% 119%
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% 129%
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% 494
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%
! Attached includes NEI Note - includes rounding

Source: ME Housing Demand Model 2021

In the long term to 2050, the changes would be more substantial. The net increase in demand for dwellings
would be weighted toward from orRgerson households at 29% thie total. Couple households would
account for a further 50%, meaning that nearly ffifths of the net additional demand is from erand
two-person households. The share of the increase-fiargnt families with children would be substantially

less atl2%. Ongparent families, and muitand nonrfamily 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 2.23howing projeted 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 low@nder $50kjncome householdsThat is consistent with

the population ageing and the increase in-@eeson 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.

Page |53



Table2.23 ¢ Household Income and Dwelling Ten2020-2050Change the PatlRuture

Total Demand Additional Demand 2020-50 Additional Demand 2020-50 9
Household Income 205!

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% 129%
$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% 49
$70-100,000 895 881 1,776 85 560 645 1% 3% 494
$100-120,000 714 792 1,506 107 512 619 1% 3% 4%
$120-150,000 459 512 971 72 332 404 0% 2% 29%
$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

Table 2.24hows projected growth in demand by the major ethnic grqupgpatternvery 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 additidndemand indicated for detached and owned
dwellings. The structure of demand from households of other ethnicigepéxted to beelativelysteady
throughout the planning horizon.

Table2.24 ¢ Household Ethicity and Dwelling Tenug920-2050 Change the PatRuture

Household Ethnicity Total Demand Additional Demand 2020-50 Additional Demand 2020-50 9
IZZ?quOreChange 1 PR 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%
anz2NR 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% 29%
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%
anz2NA 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
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2.5.4 Implications

The gradual shift toward greater shares of demand being from medium and higher income households
offers someencouragement to the challenge of housing affordabilitye situation is more complex than

just the income patterns, becauswer time householdsurrently renting can be expected to seek to
transition to dwelling ownershjgust as new households forming from existing households over the next
decade are likely to start out as tenants in rented dwellings. Similarly hoasgholds in the lower inome

bands will be older households including those retiring, but who may already be dwelling dlvaeshift

in the balance may see apparent ownership rates among the lower income households increase over time,
especially ashose who are currently in ghhigher income bands transition to the lower barafsen
aroundthe time ofretirement.

Those shares (above) relate to net growth, not total demBlederthelessthe shifts doindicate some
change iroverall market structure in the long term. Gperson householdsre expected toepresent
23% of total housing deman@@@o currently). Couple households will repres&®to, a very high share
compared with the national pattern, and substantially higher than the cur88at(&lso highYhe 2parent
and Eparent families will account for son2¥% (currently32%), while in future mukiand nonfamily
houselolds will bea lesser share &% compared with the current 10%.

While there will be important shifts in the structure of housing demand, the incretsedize 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 changxpected in the overall structure of the market in terms of household
incomes. In the long term, lower and lowarddle income households (under $50,000) are expected to
account for 25% of the total, compared with 20% currently. Households earninghani®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

Itis importanttorecogn® G KI 0 FF&daSaavySyid 2F FdzidaNE K2dzaAy3d R
LadzZ- £ Q o6a.! €0 o0l1asS OFrasSsy Ay BKAOK GKS Odz2NNBy
demographic group are assumed to continue into the medium and long term. Eaasrthat current

dwelling ownership levels for each household segment are assumed to be more or less the same in 10 and
30 years§time, for the segments which are around then. For example, 73%arfelt households in the

4049 age band with incomes ofer $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
@SINEQ GAYS gAftf KIFIGS (GKS al YS 2 ¢ ydodmkininlikelQLD 0 S Ny
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 macreconomic 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 NPSUD Competitiveness Margin

Clause 3.22 of the NRD requires that aompetitivenessnargin of 20% in the short and medium term
and 15% in the longrm be added to projected demand for assessing capacity requirements in Tier 1 and
Tier 2urban environments

The purpose of thenargin is to support choice and competitiveness in housing asiddss land markets
by ensuring that Council enables at leas?0% more capacity thamould berequired to meeexpected
demand.

It is important to recognise that theompetitivenessmargin is in effect additional provision fi@asible
housing capacitgnd the infrastructure to support,ibut it is not anticipated additional dwelling supply as

at 2023 2030 or 2050The corgeason for the additiondand capacity is to provide land supplybuffer

in casehousing 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 [ 5f@udie populationr OO2 NRAY 3 (2 [/ 2 dzy.Grdnitkadh I NP
base, the Council is required to provide forisight plarenabled and serviced land to accommodate that
growth, and up to 20% more for tleempetitivenesgmargin in theshort andmedium terms. Thehort
termmargin applies as an additional 7 morfibegppacity over and above the 36 month growth outl@uk,

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 sufficienplanrenabled and infrastructurserviced land supply for anticipated needgthin the

power of councilsand actual construction and final delivery of that housing capg@yNJ & U, WHicB  dzLJ¢ O
isfor the most part by private sector developers anddmud.

Construction of housing capacity is undertakamely by private interests in the case of most land
development and dwelling construction, apart fraoistorically limitecpublic sector involvement in social
housing Efforts by community housing priders and not for profit developments supported by local and
central government are also expected to increase over time. Despitehthispply of new dwellinggs,
andis expected to remaipredominantly a private sector activity, whegnévatedevelgers and builders
purchase and develdand and build dwellings in expectation of sale on the open market, often with the
security of contractual arrangements with an intending purch@sersale) although also in anticipation

of sale during or after théwelling constructiorispecbuild).

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 ugor a much smaller part of their overall activity. I.e., while they sell some house and land pgckages,
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 enéitbe scale) and 100 plus sections per annum in the disrict,
while their delivery of dwellings ranged from 10 or less td@dwellings per annum. A smaller share of
respondents were just land developers and they tended to operate at a larger scéfewitiallest annud|

supply reported as 505 lots per annum. A small share of respondents were just involved in hgusing
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construction, delivering between 3 dwellings per annum at one end of the scale an@i0tbdwelling
per annum at the upper end.

Gompletion of new dwellings occurs predominantly in the last months and weeks of a development
sequence which generally takes42years from land acquisition through structure planning, site
development, provision of local infrastructure, to dwelling cacsion 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 shotutgiveorise 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 NFEBrequirements, then, the competitiveness margin
applies to provisiorof sufficient land, and not to the final delivery of built housing capacity

2.6 Housing Demand by Location

The above detailed analysigesidenthousing demand has been for the district as a whole. In accordance
with clause 3.24 of the NPSD, the HBA must also estimate demand for additional housing in the urban
environment, andn different locations bgwellingtype within that urban environmentThis igequiredto
assess the sufficiency of capaeigainstwhere houseblds typically seek to locate within tdestrict and
urban environment

¢ KS AdzLILR2NIAY3I ¢SOKYAOFf wSLE2NI RA&aOdzaasSa GKS [/ ;
area (split according to resident and holiday home growth projections). Tieaseleave been aggregated

to form the locations reported in this HB#eporting areag). ReferFigure 19 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
the urban environment. Some contain areas of rural and urban environment. The Technical Report contains
a®P9Qa FaadzyLliAzya F2NJ aLXAGOGAY3 [/ 2dzyOAf Qd LINR 2
estimated demand for housing within the long teanban environment and rural environment padf

each area. This does not necessarily mean that demand attributed to the rural environment isfor rural
type properties and dwellings as teer | N { LISOALFf |1 2dzAaAAy3 | NBl&a 0¢
developmats in the ruralurban 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 tleeessary assumptions to isolate urban
environment dwelling demand.

2.6.1 Total Housing Demand

Figure 2.4ummarise®stimatedtotal housinggrowth projections (including resident houses and holiday
homes)by location over the 202R050 period (Change the Pdthure). Each location captures the same
percentage share of short, mediymy R £ 2y 3 GSN)¥Y 3AINRBGGK Ay G20l f RgS
For example, the Southern Corridor captures 21% of short, medinaniong 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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Centré® has a large number of existing dwellings (20R®g¢counts for only a modest share of total
dwelling growth. The Southern Corridor has a similar numbem@ntwdwellings as Arrowtown but will

grow significantly to have almost as many dwellings as Queenstown Town Centre in the lohgitefm. 1 |
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)

Figure2.4 ¢ Total Dwellings by Location 2620 (Change the Path Future)
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Table 2.2%mndTable 2.26rovide an overall summary of total dwelling growth (Change the Path scenario)

in the urban environment by location, with estimated dwglfnowth attributed to the rural environment
aggregated at the ward lev& The base case household and demography analysis, as discussed in Section
2, includes detail on the demographic make of households in each location, according to the 2018
Censs 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) ofdesi demand by location according to SA2 level
Census dat#.

55The Queenstown Town Centre reporting area indtlieeCBD and fringe, Sunshine Bay, Warren Park (Boagk, Queenstown

Hill and Frankton Arm

56 Refer supporting Technical Report for more detail on the urbieat split of growth at the location level

57M.E has developed a spatial concordance between SA2s and the locations (reporting areas) used in the HBA. In many locations,
thereis 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 obset¥ed:

1 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).

91 Over the long term, the urban environment is expected to account for 91% of tdtadtdis
dwellings as a result of growth being concentrated in the urban environment and limited in the
rural environment.

1 Across the whole urban environment, short term growth in total dwellings is projected at 4%
above 2020 dwelling counts (an increas@ ™ dwellings). Over the medium term, total urban
environment growth is 28% (an increase of 5,187 dwellings2020). Over the long terntotal
urban environment growth is 88% (an increase of 16,472 dwellings22&2). By comparison,
the rural environrent is projected to have just 19% growth in total dwellings (an increase of 579
dwellings 202€2050).

1 In keeping with the way in which the dwelling projections have been developed, the Wakatipu
Ward contains 61% of total dwellings in 2020, and thisddtadscase in 2050. That is, each ward
capture a share of growth pmata with the current distribution of dwellings. Because of the
much lower base dwelling count in 2020 Y [2{IHNRQa @(20Ff RgStfAy3a 3
term translates to an 80% inc@®& Ay RSt fAy3Iax gKAES GKS 2 (|
is 77% over the long term.

1 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 EasterdoC& 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 Queenwn Town Centre is expected to increase by 1,163 total
dwellings (reaching a total of 5,398 in 2090)is notedthat demand growth in the urban
environment of Quail Rise includes housing demand along the northern side of the Five Mile
corridor (oppositeFrankton Flats). Kelvin Heights, Arthurs Point, Arrowtown and the small
townships of Kingston and Glenorchy are all projected to have imiodest growth in their
respective urban environments.

TLY GKS 2npyl 1l 2FNRAZ 2nyl | | counigspyojecte8 st AMNRAQ & f ;
(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.

1 A key éature 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 6&hdidtached in
2020. The shares would change progressively over time reaching 69% and 31% respectively by
2050 in the urban environment.

58 The equivalent taklfor the 5 Year Lag (medium) growth future is included in the supporting Technical Report.
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Table2.25 ¢ Total Dwellingby Locatiorand Type2020-2050(Change théath Future)

2020 2023 2030 2050

Reporting Area

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 - - - - - - - - - - - -

Quiail Rise 215 15 230 233 25 258 346 70 416 603 218 821
Queenstown Town Centrd 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 Total 21,748 22,553 27,117 38,799
Detached Attached  Total Detached Attached Total Detached Attached Total Detached Attached  Total
% % % % % % % % % % % %
Arrowtown 86% 14% 1009 86% 14% 1009 79% 21% 1009 71% 29% 1009
Arthurs Point 78% 22% 1009 79% 21% 1009 71% 29% 1009 61% 39% 1009
Eastern Corridor 86% 14% 1009 87% 13% 1009 80% 20% 1009 69% 31% 1009
Frankton 82% 18% 1009 80% 20% 1009 76% 24% 1009 66% 34% 100%
Kelvin Heights 89% 11% 1009 88% 12% 10094 83% 17% 1009 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% % 1009 90% 10% 1009 83% 17% 1009 73% 27% 1009
Queenstown Town Centrg 80% 20% 1009 80% 20% 1009 73% 27% 1009 63% 37% 1009
Small Township - Wakatipu 88% 12% 1009 86% 14% 10094 78% 22% 1009 64% 36% 100%
Southern Corridor 88% 12% 1009 85% 15% 10094 89% 11% 1009 72% 28% 100%
Wakatipu Ward Urban Env. 83% 17% 1009 83% 17% 1009 78% 22% 1009 68% 32% 1009
Cardrona 91% 9% 1009 89% 11% 1009 81% 19% 1009 2% 28% 1009
Lake Hawea 87% 13% 1009 86% 14% 1009 79% 21% 1009 69% 31% 1009
Luggate 96% 4% 1009 94% 6% 10094 85% 15% 1009 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% 1009 85% 15% 1009 80% 20% 1009 71% 29% 1009
Wanaka Ward Urban Env. 86% 14% 1009 85% 15% 1009 80% 20% 1009 71% 29% 1009
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 Futur

7140 GKS 61 NR t S@St > dzNBurrghtlyestinfated at 86% HeiBhedR20%0f, f A Y
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 dwellifgsiry” wiartl are projected
to increase by 3,034 20-2050.

1 Urban Wakatipu Ward dwellings are curremtyimated 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 Wipkatvard are projected to increase
by essentially that same amount (4,966 2@230).
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Table2.26 ¢ Change in Total Dwellings by Location and Type-2020 (Change the Path Future)

Detached Attached Total

Reporting Area 2020- 2020- 2020- 2020- 2020- 2020- 2020- 2020-

2023 2030 2050 2023 2030 2050 2023 2030
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 - Wakatipp 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" 3128" 9,935
Wakatipu Ward Rural Env. 16 107 339
Wakatipu Ward Total 4,969 4966 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 3034 309" 2058" 6,537
Wanaka Ward Rural Env. 11 76 240
Wanaka Ward Total 3,503 3,034 320 2,134 6,778

District Urban Env.

District Total

Source: QLD Projections 2020. M.E urban-rural environment estimates by location.

1 Locations projected to lwa an above average share of attached dwellings in the long term as a
6 IAhR's Roidt9 FdsaiktoR ¢ S f f
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Change the Path Futur

Queenstown Town Centre, and Small Townships in Wakatipu (Kingston and GleNorehgf

the reporting areas in theé n y I'Wald are expected to have above average shares of long term
attached housing demand@onversely, those locations projected to have an above average share
of detached dwellings in the long term akegrowtown, Kelvin Heights, QuURIse, the Southern
Corridor Cardona, Luggate aAdn y | Tpwn Centre
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3 Housing Supply

This section examines thé_Rresidential property estate, to identify the current dwelling

mix and property values. This includes analysis of the additions to hsupiply 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 amgprovements values, and howese

affect dwelling values and prices.high level summary of the approach to modelling
housing supply is contained in the supporting Technical Report.

3.1 Current Dwelling Estate

Table 3.1provides a summary of th@LDresidential 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.

Table3.1 ¢ Residential Property Estaf® D2020

Land Value Improved Capital Mean LV Mean IV Mean CVLV as ¢

Property Category ($m)  Value (5m)Value (5m ($000) ($000) ($000) CV

Residential Dwelling 15,400/$ 8889 $ 8,138 $ 17,026|$ 577 $ 528 $ 1,106 529
Residential Home & Income 1,040( $ 595 $ 699 $ 1,294($ 572 $ 673 $ 1,244 469
Residential Apartments 3,640 $ 1,438 $ 1590 $ 3,028\ % 395 $ 437 $ 832 479
Residential Rental flats 100| $ 79 $ 50 $ 129|$ 787 $ 501 $ 1,288 619
Residential Convert Flats - $ 1 $ 3 $ 41% - $ - $ - 0%
Sub-total Residential 20,180|$ 11,001 $ 10,480 $ 21,481($ 545 $ 519 $ 1,064 519
Lifestyle Improvement 1,410| $ 1,429 $ 1,249 $ 2678|$ 1,013 $ 886 $ 1,899 539
Total 21590|$ 12,430 $ 11,729 $ 24,159($ 576 $ 543 $ 1,119 519

Source: ME 2020; Corelogic 2020

The table shows somel B90residential propertiesn total. This count is substantially higher than the
Censushased2018 estimate of 19,845 privatedwellings (including 1680 usuallyoccupied). However,
dwelling consent statistics indicate another 2,446 consents were issueddistitiet in 2018 and 2019.
Allowing for an averager@onth lag from consenting to completion aad¢onversion rate of around 85%
(potentially lower than average during 2020 because of the Pandemic) that indicates another 2,050 private
dwellings in thalistrictby midi nHn X F2NJ I G201t 2F wmIdpnnd ¢KAA A
in 2020.

The Corelogic dataentifiesa total property value of $4,159n, including $2,430n of land value, and
$11,729n of improvement value. Across the estate, land values account favgrdtalf the total capital
value.

The main residential types are shown as a group, and these genmemaigent urban residential
LINPLISNIASAEY 6AGK GKS WwSaARSyidAlrf 5StftAy3aQ YR
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Table 3.hows how the mean values @D compare with the New Zealand patte@L.Dvalues (and
prices) for the residential tygeare significantlgigherthan the New Zealand average for land vabLi®],
improvement valuesd\¢, predominantly the built dwelling) antbnsequentiallyoverall capital value
(6C\, which is LV + )MFor the main residential type@,.DCWalues arel0%to 85%above thenational
figure, as at mieR020.For Lifestyle properties, th@LDestate isalso far abovéhe New Zealand average
values

Table3.2 ¢ Residential Property Parameter®LDand New Zealand 2020

Mean Mean Mean
Mean LV Mean IV Mean CV LV as 9

Property Category Count LVas?IVas¥% CV as

($000) ($000) ($000) CV "\ o o Nz

Residential Dwelling 15,400|$ 577 $ 528 $ 1,106 52% 142% 185% 1609
Residential Home & Income 1,040|$ 572 $ 673 $ 1,244 469 87% 162% 1169
Residential Apartments 3640($ 395 $ 437 $ 832 47% 133% 161% 1469
Residential Rental flats 100($ 787 $ 501 $ 1,288 61% 159% 121% 1429
Residential Convert Flats - /5 - $ - - 0% 0% 0% 0%
Sub-total Residential 20,180| $ 545 $ 519 $ 1,064 519 138% 181% 1569
Lifestyle Improvement 1,410/$ 1013 $ 886 $ 1,899 53% 223% 203% 2139
Total 21,590| $ 576 $ 543 $ 1,119 519 144% 181% 1609

Source: ME 2020; Corelogic 2020

Table 3.3rovides further indication, comparing median value and tiet@®0" percentiles. The lower
percentile values are important in relation to housing affordabdlityg can provide anore accurate
indication of afordability than the blunter median values and median incomes comparaioce new
owners entering the housing market often purchase dwellings in the lower value bands because that is the
entry point which is affordable.

Table3.3 ¢ Residential Property PercentileQLDand New Zealand 2020

q Queenstown

I(:;(c))gg)rty Value Indicator 3;1 l:(r-;esn;:z;/vrig New Zealanc Lakes District
as % NZ

Median Value $ $
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

Figure 3.1shows the current distribution of residentiatoperty values inQLD There is relatively low
incidenceof dwellings in the lower value bands, and significant groupings in the randtigoper bands,
including of $2m and higheiThis contrasts with the New Zealand distributiBigire 3.2 which shows
much lower incidence in the lower value bands, ancbader spread across middle value bands especially
over $800,000.
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Figure3.1 ¢ Distribution ofQLDResidential Property Values 2020
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Figure3.2 ¢ Distribution ofQLDResidential Property Values 2020
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is clear.
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Figure3.3 ¢ Residential Propertyand and Improvement Valu2820(QLD)
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3.2 Dwelling Value Trends

Housing prices are commonly the focus of market assessn&nt® 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-tipettetice GFC),
constraintson construction capacitygupply shortfallsstrong inward migration, overseas investment in

bS6 w%SFHflFIYyRQa K2dzaAy3a YIFINJSOG odzyiAft HAMY O3S Ay
environment. While the increase has been evident across allasiiegistricts, the incidence of value and

price growth has varied by region and at different times.

Mean housing values @LDhave been identified from the Corelogic residential property index, which
offers monthly data across 125 locatiofle key charegs over the two decades to 2020 are summarised
in Table 3.4or selected yearsvhichshows mean values in both nominal (dollars of the day) and real terms
(CPdadjusted showing values in $202@LD patterns are shownalongside New Zealand, and two
comparator citiegDunedin and ChristchurghiNotable featuresince 200Gor QLDare:

1 In nominal termsQLDprices increasely 493%overthe past20 years, an average annual rate
of 8.3% This was20%fasterthan the New Zaland average %, 73%pa)

1 Inrealterms{) 5 82&% increase equated tn average annual increasetof% pa.

1 Over the same period, average household incom@sago Regioimcreased by.8%per annum
in real termsless tharone-third the rate ofthe increase irhousing values.

1 Following the significant growth housing prices nationwide the leadup to the GFC in 2008,
QLDvalues decreasely around 12% to 2012nd by 2015 werslightly below theGFC peain
real terms
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1 However, since 201QLDvalues have increased by aroud®Pb in real termsto peak in 2018,
and since then decreasing slightly, while national prices continued to rise

1 The QLD remains and is likely to remain an attractive place to live. Stats NZ (March 2021) predict
that itwill continue to be one of the fastest growing places in New Zealand over the next 30 years.

Table3.4 ¢ ResidentiaPropertyMeanValue Trendg QLD and New Zealand 262020

Mean Property Value ($000) Value Change since:

. . June June June June June June June 2000 2000 Last5 Last2 Last Yea
oo Indicator 2000 2008 2012 2015 2018 2019 2020 (%)  (%pa) Yrs (%) Yrs (% (%)
Queenstown-Lake<Nominal Value| $ 242 $ 650 $ 612 $ 720 $1,175 $1,174 $1,193 493% 8.3% 66% 2% 1.6%
District Real (CPlad)) |$ 366 $ 787 $ 673 $ 770 $1,212 $1,191 $1,193 326% 6.1%9 55% -2% 0.2%
New Zealand Nominal $ 180 $ 402 $ 408 $ 518 $ 674 $ 687 $ 738 410% 7.3% 42% 9% 7.4%

Real (CPladj) | $ 272 $ 487 $ 448 $ 554 $ 695 $ 697 $ 738 271% 519 33% 6% 5.9%
Dunedin City Nominal $ 102 $ 269 $ 274 $ 296 $ 410 $ 460 $ 548 537% 8.8% 85% 34% 19.19
Real (CPladj) |$ 155 $ 325 $ 302 $ 317 $ 423 $ 467 $ 548 354% 659 73% 30% 17.39
Christchurch City Nominal $ 162 $ 371 $ 389 $ 474 $ 495 $ 500 $ 518 320%  6.0% 9% 5% 3.6%
Real (CPladj) |$ 245 $ 449 $ 427 $ 507 $ 511 $ 507 $ 518 211%  3.8% 2% 1% 2.2%

Source: Corelogic all Residential Index 2021; Values in $000

The longer term pattergstarting in 1994and showing all yeais shown irFigure 3.4 Over the period
since the miel990s, housing pricés QLChave tracked reasonably closely to the New Zealand pattern. In
the period since 2001 (June), housing prices in QLD increased kpeb &ftumin 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 nationalevel influencegincluding migration)with local infhlences having mited effect

Figure3.4 : Housing Price TrendsQLD, New Zealand and South Island Main Cities2(®43!
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Nevertheless, there have been periods when QLD tracked faster than the cauatwhale, and other
periods when the district prices tracked more slowly. In the period 2001 tog2888/ears leading up to
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the GF€ - 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. Withinrdaege 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 regularygarly revaluations of property were undertaken by councils for rating pespos

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 price®r the whole2001-2020 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 (indahosted) terms. At

the national levelprices were back to 2008 levels by 2012 (hominal 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 throughdwg preGFC upturn, and the pe&FC
downturn.

Nationally, housing prices began to increase from20itR. However, over the next 3 years the increase
in QLD remained well below the national trend, at 46%@nnum(real) to 2015, compared with 7.3%r
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%r QLD, 7.9%er annumnationally). This period accounted for the other half of

the price growth recorded in 20620,

However, 2018 marked a peak for the district. From 2018 to 2020, QLD pricesGePAyyer annumin

real terms. While the rate of irease 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 annumover the 20180 period.

There were multiple drivers of theciease in prices nationally over the 2E4®16 period, including strong

net inrmigration, the slow recovery of the Auckland construction sector after 2008 (compounded by the
demands of the Christchurch rebuild), uncertainties in the Auckland market lmiating 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 purctsing 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. ThimisrsinTable 3.5

59 Global Financial Crisis.
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Table3.5 ¢ QLD Dwelling Ownership by Citizenship and Residency Statt202017

Dec

Type of Seller 2017

Sep 2017

(
Mar 2018 Jun 2018Jun 2019 2019

Home involved

At least one NZ citizen 48.1% 67.39 70.0% 72.2% 70.3% 72.2% 74.19
1 or more resident, no citizen 3.49 4.59 4.59 4.49 4.89 4.69 4.09
No NZ citizens or resident vi 3.49 5.09 5.09 4,99 3.39 3.99 4.59
Corporate only 13.8% 18.69 19.3% 185% 21.5% 19.1% 17.49
Total where affiliation known 68.89 95.59 99.09 99.79 99.8% 100.0% 100.09
Affiliation unknown 31.29 4,59 1.09 0.09 0.09 0.09 0.09
Total all affiliations 100.0% 100.09 100.09% 100.0% 100.0% 100.0% 100.09

Source: SNZ Property Transfer Statistics June 2021

The level of ownership by persons who are not citizens (8.5% combined in June 2020) is substagtially hig
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%wadllingpurchases were by persomdo arenot 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.

3.3abSg¢ 5 ¢gMiditores 36 Fha Estate

It is important to understand currentands inadditions to theQLDdwelling estateConstruction activity
provides several important indicators for the housing maiketlling consents issuéla key indicator of
the scale, value and typologies of those additions, as the majority of coisser#d do manifest as new

dwellings with completion estimated to occur withlr2-24 monthsfollowing consenissue?®

The survey of local residential developers gives an indication of who has been buying new dwellings in QLD

in recent times (includingenv residential sections that lead to dwelling consenespdhdentswere aske

to rank their known purchasers from a choice of 11 options. Based on average rank scores, the gurchaser

2 S NI f RAGKANR DI fdekidds &Fokn
& Y2 @AY Thehegkiindst cofrBon Bréup

e
GFr NHSGSR 0dz2SNAUVL Aa W

GKFG NIyl1SR KAIKSA
WK2dzaSK2f Ra LISNXIySyit
LJdZNOKI aSNE o0 Ay Of dzRA Y 3

Syiza
of N O {
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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.

WLy @Saa2Na ¢l yiAy3ad K2f ARIFIE K2YSaQ
market. INndesSY RAYy 3 2NRSNJ F FGSNI GKFG Aa WwWaLlSOodzZ I i
KAIKSad YINJSGUEI WK2dzaSK2f Ra Y2@Ay3 Ayidz2 (K
highest market and one theif"&K A 3K Sa (i 0 I K 2dd S Odzizk i RBAE Q | YR
respondent ranked this their%highest market). The second least popular/targeted market at pres

gl a | LA A

PNt is

WLy @Sad2NE 61 yiAy3d NBEARSYGALFE GA&AG2NI Edest

YY2RI

60 The residential consent data does not provide any visibility (detail) on the end use of the dwelling unit. It may be d@wned an
occupia 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

accommodationThere is however lots of flexibility to switch from one use to another.
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While one respondent ranked this their main marké&),(inost ranked it 8 or 10" (or not applicable a
all).

The number and value of consentdigates the built improvementst isalso critical to consider the land
component since the total (capital) value of properties inclidls dwelling andand For this, the land
component of new dwellingbas been estimateddrawing on analysis of thebgerved 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 pée¥iod

The analysiscan draw ondirect comparison of the value ebnsens, which account for most of the
improvement value of new residential properties, and final propgety 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 futugedzLJLX @ 2 F y Sé R g S théing30Adando ay S &
later) overthe short, mediumand long termsThe initiahightlevel approactvases projected numbers on

current trends anddwellingmix, applied to thetotal indicated land supply includimgeenfield andnfill
estimatesNote that his provides a first approximation of new dwelling sufiy@lgause it does not include

detailed analysis déasibility of new dwellings on greenfield and infill land. Tbenterends in consenting

are taken as a general indicator of feasibitigognising 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 amdediumterm.

3.3.1 Dwelling Consents 20XD20

The scale and naterof new dwelling consents QLD since 1996 is shown iRigure 3.5 Following
substantial consenting and building activity in the 208(periodaveraging 615 consengnually, the
number of consentdeclined to a low of just 314 in 2014 the generall depressed economic conditions
following the GFC. The 2018 period sava steady increase to 945 consents, and over the last 4tyears
number of consents has exceeded 1,000 per annimsjuding 1,130 in 2020. Allowing for around 90% of
consents to beome dwellings, that indicates that just over 20% of the total 2020 dwelling estate was added
in the last 4 years.

The 201620 period has seeh,165 onsents issued annualbn averagda total count of 5,8P). In that

period, the data shows a varietytgpology, with61% of the totaldetached dwellings,5%6 townhouses

flats and units, 10% apartments aBh retirementvillageunits. The QLD pattern differs somewhat from

the national structure over that same period, with a smaller share as detachethgsvéll% vs 63%), a

larger share as townhouses flats and unis84s 21%), a similar share as apartments (10%) and fewer as
retirement units 8% vs 6%). The QLD market has shown significant diversity of typology over the last 5
years.

61This 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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Figure3.5 ¢ QLD Dwelling Consents by Type 12080
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Table3.6 ¢ Dwelling Consent Summary Q- Dotal20162020

Parameter

2016-2020 Period (June YE)

2004
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

Year to December

Town house:

Apartments

MW Retirement Units

® Apartments

B Town houses Flats

Units

W Houses

Source: SNZ 2021

Number of Consen
Share of Consents (

Total Value of Consents ($
Total Value (Real $m) 20

Floor Area of Consents (sqm) 761,554

Mean Value of Consents ($0

Mean Value $ per Sq

Mean Real Value of Consents ($Q0D)
Mean Floor Area of Consents (sqgm)

Mean Real Value $2020 per Sofn

Total

Dwellings
5,821
100.09
$ 2,681
$ 2,757
1,033,864
$ 460
$ 475
180
$ 2,578
$ 2,654

Source: Statistics NZ 2021

‘Note - all consents, including with incomplete data

Dwelling consents issued between 221R0 hada total value of $Z57m in $2020 termsTable 3.5.
Meannew dwelling size is currenth80m?, with houses a214m? and apartments, retirement units and
townhouses substantially smaller. Mean value péisnust over $550 in real $2020terms (inflation
adjusted) A comparison of the 2016 and 2020 situations (December years) is shbaineir8. for basic
parameters, including annual value of consentsbf¥p), mearconsentvalue lown slightlyin real terms),

mean floor area (down b20%), and meamalue per M (up by23% in real terms).
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Table3.7 ¢ Dwelling Consent Parametey&ey Changes @LD2016 to 2020

. . Town Retirement  Total
Time Period Houses  houses Apartments . .
: Units Dwellings
Flats Units
Number of Consents
2014 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% 12.09
Total Value of Consents ($m)
2014 $ 338 $ 3B $ 5 % 8 $ 387
2020 $ 391 $ 157 $ 66 $ 25 $ 639
2016-2020 $ 53 $ 121 $ 61 $ 17 $ 252
Change 2016-2020|% 16% 343% 1235% 204% 659
Change 2016-2020 %pa 3.7% 45.1% 91.2% 32.1% 13.49
Total Value (Real $m) 2020
2014 $ 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% 559
Change 2016-2020 %pa 2.1% 42.8% 88.2% 30.0% 11.69
Mean Value of Consents ($000)
2014 $ 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% 1.29
Mean Real Value of Consents ($000)
2014 $ 497 $ 319 $ 309 $ 326 $ 464
2020 $ 677 $ 274 % 333 % 493 $ 457
2016-2020 $ 180 -$ 45 $ 24 3% 167 -$ 7
Change 2016-2020|% 36% -14% 8% 51% -2%
Change 2016-2020 %pa 8.0% -3.7% 1.9% 10.9% -0.49
Mean Floor Area of Consents (sqm)
2014 210 129 151 142 196
2020 225 107 86 211 157
2016-202( 15 - 21 - 64 70 - 39
Change 2016-2020|% 7% -17% -43% 49% -209
Change 2016-2020 %gpa 1.8% -4.4% -13.0% 10.5% -5.49
Mean Real Value $2020 per Sgm
2016 $ 2,368 $ 2477 $ 2,053 $ 2,302 $ 2371
2020 $ 3,007 $ 2,556 $ 3,851 $ 2,333 $ 2914
2016-2020 $ 640 $ 79 $ 1,798 $ 30 $ 543
Change 2016-2020|% 27% 3% 88% 1% 239
Change 2016-2020 %pa 6.2% 0.8% 17.0% 0.3% 5.39

Source: Statistics NZ 2021

Note - all consents, including with incomplete data

3.3.2 Consent Size Trends 262020

The distribution of sizes (sgm) of consents is showigure 3.6or houses, and faall dwellingsn Figure

3.7. The increases in housing prices have sssmeeffort to make new dwellings more affordable by
construction of mediunsized and smaller dwelling$owever, since 2016 there has been a decrease in the
numbers ofhouses in the smaller size rangbst some shift towardpartmentsand town and terrace
houses. This has searore dwellings in the middle and smaller dwelling sizes, notably the@®Xm, 100
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140sgm and 14080sgm bandswith the average consent sias a resultsome-17%smallerby 2020(-
35n7?) compared with 2016.

Figure3.6 ¢ QLDHouse Consents by Size 2020
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The shift toward more smaller dwellings has beemtiached dwellingsDetached houses showed no
discernible change in size over the last 5 years. However, their share has drdygtedtslly from 79%
of cansents in 2016 to 47% by 2020.

Figure3.7 ¢ QLDTotalDwelling Consents by Size 2@20
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Based on a survey of local stakeholders in the residential development sector, thess¢haly 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 fange of
dwelling types over that periodilthough 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 Viaie of WorksTrends 200020

5FdF Ay GKA& aSOGA2y NBTtSOGa WwWolLfdzS 2F 62Nl aQ 1
applicants prestart estimated cost of works shown in the consent documentation (including professional
building related fees, constructions costs including material and labour) and does not include lan@, lawyer
fees, consent feedinance,or profit margins for developers. Howeytre construction cost of building

houses is a majateterminantof the firal cost profile ands 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 3.8and Figure 3.8In 220, 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

Table3.8 ¢ Share of Dwelling Consents by Valfig/orks($2020)c QLD2013 to 2020

Value Band 2013

$0K - 100K 1% 0% 0% 1% 1% 0% 1%

$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% 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% 1% 1% 1%
$1.3M - 1.4M 1% 1% 1% 0% 0% 1%
$1.4M & Ovef 0% 1% 0% 0% 1%
TOTAL 100% 100% 100% 100% 100%  100% 100% 1009

Source: StatisticsNZ 2021
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Figure3.8 ¢ QLDDwelling Consents by ValoEWorksBand 20132020
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The distribtion of total consents by dwelling type in each value bandHher201620 period in totais
shown inTable 3.9Figure3.8 Detached housesccount for around 58%f the total,and 51% in the last
three yearsOnly4%of all consentsince 201&vere below $250,000, while another 25&4n the $250,000
to $499,000bands (all values in constant $2020 terng)me 31% of consents are in the $5@9@,000
bands, and another 21% in the $7889,000 bandswith over 80% at less than $1,000,00@wnhouses
units and flats and other smaller dwelling typologies show avelatgreater concentration in the lower
value bandsand threefifths of the consents in these types are valued at less than $5000i8Mighlights
the potential for attached dwellings to provide more affordable final dwelling price points, pagiadarl
land pricesare expected tincrease.

Figure 3.9rovides a comparison on new consent values in QLD with New Zealand for tH202016
period. It shows a relatively similar profile for new construction activity.
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Table3.9 ¢ Dwelling Consents Byypology an&/alueof Works($2020)¢ QLD2016 to 2020

Consent Value AT Retire Town Total Retire  Town Total
Band ($000) 201/ Houses ments ment house  Dwellings Houses ment  house Dwellings
2020 Units  Unit Flat Consented Units  Unit Flat Consented
Under $50K - - - - -

$50-99K - 4 - 31 35 0% 1% 1%
$100-149K 6 - - 63 69 0% 1% 1%
$150-199K 15 232 - 62 309 0% 4% 1% 5%
$200-249K 32 - 2 221 255 1% 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% 1% 6%
$600-649K 115 21 16 10 162 2% 0% 0% 0% 3%
$650-699K 193 - 14 21 228 3% 0% 0% 4%
$700-749K 96 32 7 10 145 2% 1% 0% 0% 3%
$750-799K 48 - 3 11 62 1% 0% 0% 1%
$800-849K 64 - 1 7 72 1% 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% 1%
$1000-1049K 45 1 - 8 54 1% 0% 0% 1%
$1050-1099K 42 - - - 42 1% 1%
$1100-1149K 47 - - 2 49 1% 0% 1%
$1150-1199K 32 - - - 32 1% 1%
$1200-1249K 19 - - - 19 0% 0%
$1250-1299K 24 - - - 24 0% 0%
$1300-1349K 11 - - - 11 0% 0%
$1350-1399K 24 - - 3 27 0% 0% 0%
$1400-1449K 15 - - - 15 0% 0%
$1450-1499K 9 - - - 9 0% 0%
$1500K+ 4 - - - 4 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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Figure3.9 ¢ Distribution of Values for New Dwelling Consents QLD and N2@2Q6
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3.3.4 TotalNewDwelling 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 lanthr does it show the value of the land itséthe
distribution of the total values of new dwellings including land is shoWwahile 3.1@&nd it shows a wide

range of values for new dwellings entering the QLD property &tate estimates draw froananalysis

of detaileddata on some89,800 new dwellings across Tier 1 and Tiarl#an environmentsto 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 ¢apital value relationship evident in regional citied districtshas been
applied.The use of that assumption is justified asttrelationship is also evident in the data on 1,836
properties specific to QLD itsdif.contrast, inAuckland and Chrigtarch (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 numbewellings 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 #segpurpos
GKA& Fylteara G2 | aa dzvodpatiskr oficorisdntvalueNsRd fikbb diwllingivaluesii® as didarad possikl&
and not further complicated by making allowances for that attrition.
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Table3.10¢ New Dwellings blgstimatedTotalValue Band, Quesnstown Lakeg2016 to 2020

Retire Town Total Retire  Town Total

Dwelling Val Al )
welling Value gl ment house Dwellings

ment house Dwellings  Houses

Band(iba)z0z Units  Unit Flat Consented MENES " Units  Unit Flat Consented
Under $50K - - - - -

$50-99K - - - - -

$100-149K - 4 - 31 35 0% 1% 1%
$150-199K 2 58 - 31 91 0% 1% 1% 2%
$200-249K 1 46 - 76 123 0% 1% 1% 2%
$250-299K 4 45 - 70 119 0% 1% 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% 1%
$1300-1349K 43 4 - 4 51 1% 0% 0% 1%
$1350-1399K 37 3 - 4 44 1% 0% 0% 1%
$1400-1449K 114 - - 3 117 2% 0% 2%
$1450-1499K 131 - - 3 134 2% 0% 2%
$1500K+ 175 - - 4 179 3% 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

The distribution of consent values and total residential property values is shdvigune 3.1Cfor all
dwellings, and ifrigure 3.1%or houses only. For new houses in most value bands, land accounts for 38
42% of total capital value. For apartments and townhouse<Ctinelogic data shows thtte land value
component is smaller, in the range of-2B%reflecting the greater dwellintp 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 compnent of new dwellingdt is notedthat the land value share for new dwellings is in most
instances substantially less than for the established dwelling e3taitereflects the fact that new builds

are generally to a greater level of intengitg, less land area per dwellintijan the urban averagé.

B¢KAA A& 2yS 188 NBlFraz2y @gKeé (KS t NR OSasdessiagibarvetofiomgs addshousinge 0 Y S
land marketgsee section 10.6.1)
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Figure3.10 ¢ All New Dwellings Consent Value and Final Property V@Uiz2016¢ 2020
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Figure3.11 ¢ New House Consent Value and Final Property V@uB2016¢ 2020
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cost of land has on commercial feasibility and the final housing product. One respondent stated that the
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stakeholders also developing in the rest of the country, this suggest that they are well placed to ¢onsider
the relative costs of residential development in QLD. One respondent considered thatGitea|i 2 F
O2yailiNHzOGA2Yy A& NBlFazylofée O2yaAradaSyd I ONRaa (K¢
cost of materials was continuing to escalate (with availability of building materials becoming an issue). This
reinforces that the cost of larahd land development is a key determinant of where it is feasible to deyelop

and where is it not.

3.4 Future Dwelling Estate

v [ Sefpé@cted future dwelling estate is estimatesing the M.Eousing Supply Model 2Q2thich utilises

our understanding othe current estateand likely changes in that estate over time as @ébBmated
additional dwellings required to accommodaiagoing replacement and improvement, atite net
increase irhouseholds in thdistrictto provide estimates of the future estate by dwelling types and value
bands. This is important for assessing future housing affordability

In accordance with the NRSD provisionsyhen calculating total net demand increaakgwance is made
for one additioml dwelling for every additional household.

3.4.1 Property Value Trends

A key requirement is to understatikiely changes itihe total property value®f boththe existing and new
estates over the NP&JD time periodsThe long runevidence inNew Zealandcoveing periods of
economic boom and bust, population growth and decline, and periods of relative housing under and over
supply, points to land valugthe value of the landpenerallyincreasingat a faster rate than the
improvement valuéthe value of everytihg else permanently built on or attached to the laofdhdividual

sites.

Land value increase is generally drivemgtowth in market size as citiegpand a key reason why mean
land values in larger cities are substantially higher than that in smitibsrand towns. Other influences
include the rate of growthwith faster econongi growthgenerallycorrelating withmore rapid increase in
land values than slower econargrowth and the available land and housing supply relative to demand.
Final consmer demand is predominantly for residential properties including land and improvements
(dwellings), which means that constraints on supply of houkiaighavethe result of generating a
mismatch between supply and demaimdan area may be expected to affehe value of the land
component as well as the improvements. As well as localised influences, several exogenous influences are
important, includindhome loaninterest ratesjoan(i 2 @ f diz/RéNdndihe availabdit§ of finance

for house purchasesvhich commonly have effect at the natiorsald locallevel including by setting
expectations about future prices

To reflect actual changes, the analydiaws on observed trends property values over th last two
decades irTier 1urban environmentscross NewZealand* 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 ové?r.tifhés analysis has identified that
LV in Tier 1 economies changes diferent rate from IV, in almost every city. LV typically grows faster
because the value of lansl generally driven byrowthin the size ofn urban economy, thougtanalso
drop faster than IV in periods of economic downturn.

The value of improvemesibn the land, mainly a dwelling 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 depreciatdhis slower growth reflects thhuilt structures age and depreciate, with their
technology becoming increasingly outdated over tifiteés ongoing depreciation is also offset by additions

and alterations, renovation and maintenance, and the inherent use value of existing structures.

This meanghat in urban economiesyhile LV has generally shown positive grgwiie IV component of

property valuehas also shown positive growth lgrows more slowly and may decline in real (inflation
adjusted) termsWhether the rate of increase is fast or slomnegative is less important than the overall
differential whereby the rate of change in LV is greater than IV, leading to incentives for eventual
NERS@St2LIYSyd G2 | WKAIKSNI | yhiBheradmalivalGeNdotdmic&ssably G & LI
more expensiveper dwelling reflecting the current economy (as opposed to the economy at the time of

the original development).

The overall patterof annual change ratder Tier 1 cities is shown Figure 3.12where land values rose
substantially aheadf improvement values in the 20@D07 period, then declined 2011 (affected by

the GF@elated downturn in economic conditions), then remained ahead of improvement values through
the 20122018 period.The cumulative trend for Tier 1 cities is show(Figure 3.1Bacross the last two
decades.

Figure3.12 ¢ Tier 1Urban EnvironmerResidential PropertyMandIV Change¢Real) 2002019
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65A consistent, nechange dataset of 5,000 urban properties has been used to examine the effects of land value and improvement
value clange 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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Figure3.13 ¢ Tier 1Urban EnvironmerResidential\Land M Trends (Real) 2062019
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These patternare evident throughout New Zealarkgure 3.14hows the recent pattern across all TEAs

over the 20162020 period. The key featpf 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 showedr) time period and the ¢a that the 2020 includes
properties added since 2016 means that the big picture patieii generally increases faster than i3/

the keyindicatorv [ 5 Q& LR aAlGA2y A& akKz2gy o0& (GKS NBR OANDT ¢

Figure3.14 ¢ Residential Y and M Value Trends (Real) by TLA 20080
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This evidence base has been drawn on for the assessment of property vaid3(a Tier 2 urban
environmen}, over the 2022050 period for the NPSD.

3.4.2 Current Estate : Valu€9202050

The distribution of property values in the existing estate has been identified for the 2020 base year from
the Corelogic property countlt has then beenstimated for future yearsn a scenario basiallowing for
expected trends in LV anddid the relativities between them

The Base Casescenario takes account of expected changes in land and improvement values over time,
which is expressed as annual % change¥and |V, assumingn averageate over time. This is driven

the¢ NB I & dINBONI 9102 y 2 YA O HYHERE Ca 14 ® esiimatestiR0 AfBepayed for
Budget 2021 )thereafter a base raf¢ghough gradually slowing over tinwhis indicates strong price growth
nationally of 17.3% to June 2021, themachmore subdued oubok with prices increasing st 0.9%

to 2022, andL.89% per annumon average over the 4 years to June 2025.

Building on that short term HYEFU outlook, the Base Case allows for land values to increaseeat 6.5% p
annum(4.4% real) from 2026nward the improvement values on existing built propertiesncrease by
3.25% (1.3% real) and household incomes to increaseat¢ ofl.1%per annumin real terms.

While QLD has had a history of relatively high dwelling prices and strong price growth in ¢dripast

by a number of factors including the high level of ownership by those living outsidisttit, including
overseag a more conservative future seen abeinglikely in the short term, at leasfnobvious question

is why conservative growth rates might be expected fddd@jven its history of strong price rises and high
property valuesy dzS Sy & (i 2 4 yb@séd edoRaiaiids Be€n heavily impaad by the effects of the

Covid pandemisince 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 falleB.69%6 in real termsRental 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 tenatieBase Case future
outlook for Q.Dis summarised ifable 3.1klongside three alternative outloaks

Table3.11 ¢ Projected Real Changes in Propéfgrket Conditiong%pa) 2022050

. National .
Indicator Base Case 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

The indicated shifts in property values in the existing dwelling estate are summaiisédei3.12" This
shows theestimatednumber of dwellings in each value band (in real $2020 terms) currently, and in the
short, mediumand long terms. The ongoimcreases iV, together with the more modest changes in

67 Refer to the supporting Technical Report for equivalent tables for the 5 Year Lag future.
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IVsfor the current dwelling estate, would see important shifte the medium and long terms. That is to
be expected, given the outlook fagsidential land valuds continue to grow.

Currently (B20) 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 $800,000. Another quarter (26%) in H89$RTD band,

and 28% in the $1.0m to $1.5m bafithe mean value of new dwalj 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 sedittle changein prices. The sharof dwellings under $600,000 woudthy at7% 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 8,000 band. The share in the $6089,000 value band would fall to

14%, with only one dwelling in five being priced under $800,000. The9$30W00 band would drop to

22%, the share in the $1.0m to $1.5m band would increase to 36%.

The table shows changén the value patterns ailythe 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 estatsubject to depreciation analgrowing

QG SOKy2f 238 3l LIQ

When applied over the medium and long term, the compounding rates of change would generate
substantial price increas@s real terms (though without allowance at this point for parallel increi@ases
household incomes). Importantihey are a representation of the recemast 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 effectd mng term changes in the property marketlasscontinued to
increase, andvsincreased but much more slowly.

A faster rate of change in market conditions for both LVs values and Vs would see greater shifts in the
medium term, though it is again only 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 patteimes xisting

estate.

Page |83



Table3.12 ¢ Total Current Estatbwellingsdy Value Ban¢000)c QLD2020 to 2050

Queenstown-Lakes District Change the Path Growth Future Includes Lifestyle

LV Trend 25% IV Trend 0.4% (all %pa)
Valte Band ($202( 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 1680 1,700 1,070 170] 20 - 610 - 1,510
$700-799 2500 2510 1,900 270| 10 - 600 - 2,230
$800-899 2020 2,920 2,050 530| - - 870 - 2,390
$900-999 2630 2,660 2,830 840| 30 200 - 1,790
$1000-1099 2040 2,070 2.130 910| 30 90 - 1,130
$1100-1199 1,490 1510 2150 1510 20 660 20
$1200-1299 1140 1,160 1,620 1,400 20 480 350
$1300-1399 820 690 1,030 1580|- 130 210 760
$1400-1499 600 630 970 2120 30 370 1,520
$1500-1599 470 510 570 1540 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 1110 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+ 2100 1810 2.250 4670|- 290 150 2,570
Total 21750 21,750 21,750 _ 21.750| - - -
Under $400K 1% 1% 1% 0%
$400-599K 6% 6% 4% 19
$600-799K 19% 19% 14% 204
$800-999K 26% 26% 22% 6%
$1000-1499K 28% 28% 36% 359
Over $1500K 20% 20% 23% 569

Source: ME Housing Demand Model 2021

The Base Case outlook is showRigure 3.15vith 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 Chéreg@ath growth futur®, 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 willstill represent 56% of the total housing stoklareover, the young age of the QLD dwelling

68 |n the 5 Year Lag medium growth future, the existing estate will account for the majority of dwellings of resident hayiseholds
some 98% in 2023, and 81% in 2680 around 58% in the long term. New dwellings yet to be built would account for under half
of the future total.
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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 in the order of 5% or less of anngahsents.

Figure3.15 ¢ Properties by Valu@LD20202050¢ Existing EstateaChange the Pajh

16%
14%
12%
10%

8%

6%

Share (%) of Properties

4%

2%

0%

(=] (=] (=2} (=2 (=2} (=2} (=2} (=2} (=2 [=2] [=2] [=2] (=)} (=2} (=2} (=2} (=2} (=2} (=2} [=2] (=2} [=2] [=2] [=2] [=a] (=2} (=2 (=2 -
O O O DD DA DD DD D DDD DD QDD DN DN O
S T AN MY L OR XS dAdMTH O R RO H @O R Hd @ 9
w9 9 9 9o X % S TS S L LSEg g qoq s o
S &6 &6 &6 6 6 6 & 6 © 0 0 © 0 0 0 0 © 0 o o o © o o o o &
4 & M ¥ O O~ ® & © © © O O O O © ©Q O O 0 & 0 9 © o o
v v N NN O -E NN ST NN O SNS 00) O N T U 0 O &N T
- L) L) - - - - i - i o~ o o o o o ™ ™M
vr N N N N 0N vr N U N NN N N N
Property Value Band ($2020)

343 abSgé¢ 9alueitBnex | f dzSa

The balance of th&LD residentialestate will be dwellings which are yet to be baiftd wouldbe
constructed in response to growth in demand for housingeased$n the resident populatioranddemand

from outside thedistrict for holiday dwellingdJnderstanding that new estate is aganportant in relation

to future affordability, as construction cost trends, land value trends, and improvement value trends will
influenceboth the prices of dwellings in the futuesmd thequantity, rate, and location of builds

As noted above, the mof dwelling values and types for the new estate is based on the observed patterns
in QLDnew dwelling consents over the past 6 years, with allowance for the land component according to
Corelogic datasets

It is notedthat a common approach for theviousNPSUDC and other studies has beerexaminenew
dwelling price trendfor land and construction costs, apibject those forwaracross the total new estate
to estimate future values in the short, mediuand long term futures. Some studies have datiid
substantial increases in future new dwelling priddsat approach has tended to ovaate the future

69 Thevalue 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 fehsible, whi
largely onfirms 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 estte the negative impacts on housing affordabiiip some
instances quite substantially.

It is importani to recognise that [ 5Sn@waestate will be built progressively over time, as it is in any market.
G SNXY T dzii dzNB
priced®. Rather it will besomedwellings which wer new in 202land werebuilt 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, anteirtralues

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.

Thedy/ S 6 ¢

Table3.13 ¢ New Estate by Value BagQLD2020 to 205@Change the Path Future

Queenstown-Lakes District

§ad01GS Ay

G§KS YSRAdzYy

Change the Path Growth Future

Value Band ($000)($2020) -V 1"end S: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 5340 17,020
Under $400K 12% 8% 49%
$400-599K 20% 18% 7%
$600-799K 23% 19% 13%
$800-999K 20% 21% 15%
$1000-1499K 19% 25% 34%
Over $1500K 5% 10% 2794

Source: ME Housing Demand Model 2021

70 We note that one approach for the NRE)C and other studies has beemapply new dwelling price trendgor land and
construction costs, andimply compoundthose forwardacross the total new estate to estimate future values in the short,
medium and long term futuresSome 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 ho@tdimal year prices
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The estimated values of the new dwelling estate are showalte 3.13*In the short term, the expected
additional 800 dwellings would be spread asrbe value band$

In the medium term, there would be an additioB00dwellings, 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 dwetigs once built and the value of those improvements changing in line with the overall
trend (around G1%pa), while th&Vcomponent of the new estate would change also atliktict average
(2.5%pa). In the medium term, arou@6% of dwellings would bender the $00,000 marksome19% in

the $600999,000 bandandabout 3%would beover the $1m mark.

In the long term, the additiondl7,040 dwellings would be weighted toward the middle and higher value
bands, with only aroun@i0% in the under 0,000 bads andmore than halin 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.

TheChange the Patbutlook is shown irfrigure 3.16° The contrast with the current dwelling estate is
clear, with new properties showing a broader distribution over tame higher proportions in the higher
value bands

Figure3.16 ¢ Properties by Value 202ZD50¢ New Estatén the Change the PatGrowthFuture
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"1 Refer to the supporting Technical Report for the equivalent table for the 5 Year Lag future.
72The QLD projections indicate much faster grawttiwellings than in resident households in the short term.
73The 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 estiss those parts redevelopeplus the new
estate. The overall pattern for thehange the Pathrgwth future is shown infable 3.1#". 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.

Table3.14 ¢ Total Estate by Value Bag®LD2020 to 205CChange the Path Future

Queenstown-Lakes District Change the Path Growth Future Includes Lifestyle
LVTrend  35% IV Trend (all %pa)
Value Band ($000, $2020) 2020 2023 2030 2050  2020-23 2020-30 2020-50
$0-99 - - - - - - -
$100-199 20 10 10 N 10 - 10 - 20
$200-299 60 50 30 10 |- 10 - 30 - 50
$300-399 160 90 70 10 |- 70 - 9 - 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 2710 390 90 670 - 1,650
$1100-1199 1,480 2150 2160 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+ 2100 2,250 2.970 7.960 150 870 5860
Total 21,740 21,730 21,750 21,730]- 10 0 - 10
Under $400K 1% 1% 1% 04
$400-599K 6% 4% 2% 0%
$600-799K 19% 14% 7% 19%
$800-999K 26% 22% 15% 29
$1000-1499K 28% 36% 44% 1694
Over $1500K 20% 23% 32% 81%4

Source: ME Housing Demand Model 2021

In the Change the Path future there would be limited change to 2023, by which time aB%raf the
total future estate would be in value bands$&00,000 or less, with52 in the $80®99,000 band, and
around47% 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 neveltings would sepist 10%of dwellings in the

74The outlook for the 5 Year Lag future can be found in the supporting Technical Report.
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$600,000 or lower value band, anothdfA in the $6000,000 band, and26 in the $80899,000 band.
Around %% would be in the $1.0m or more bands.

In the long term the number of dwellings in the lower tmldfe value bands would account for a small
share of the total estate, based on pasthiisand the current situation, witaroundthree-quarters in the
over $1.0m mark.

While the long term numbers show substantial change, it is important to recogniseditdanges 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 drsize 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, allowanceadgerfor LV to more than double in real terms,
accounting for over foufifths 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 valudsirmprovement 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 1\¢ 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 forGhange the Patgrowth future is shown ifigure 3.17
The structure shows the strong influerafehe existing estate into the medium term, with the real growth
in values most evident over the long term.
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Figure3.17 ¢ Properties by Value 202D50¢ Total FutureEstateChange the PatfBase Case)
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4 Curent Housing Affordability

This section examinesirrenthousing affordability in theistrict, taking account of overall
demand for housing from key segments in the commuiiityg assessment also considers
the affordability of rental housing. The estimsf future affordability are set out Hart

3, as they need to draw dhe assessment of feasible capacity antficiencyof capacity
and take into account possible trends in conditions in the wider economy, all ofwithich
AYyFEdzSyOS K2dzaSK2ft RaQ [FoAfAle

0S RgStt

For abrief discussion on understandihgusingaffordabilitygenerally 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 i§{o® 8 #80non-owner households, on the basis
that the other 10,35Mouseholds which already own a dwelling@reentlyableto afford ownershipand
may havepotential to purchase a higher value dwelling in the fu{liedble 4.).

Tabled.1 ¢ Dwelling Tenure by Household Inco@ieD2020

Owner Non-Ownel
Total House holds House

Income Owner Non-Owner

Band House holds House holds

) holds %
<$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%
$70-100,0¢ 1,820 1,170 2,990 61% 39%
$100-120,( 1,620 940 2,560 63% 37%
$120-150,C 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

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 3@ar term, at a martgage interest rate % per annunilThis 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
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to purchase a second or subsequent dwellingthag 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 F5percentle 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 #5ercentile dwelling is around $725,000. This means an ex@tingr seeking to

move up from the 15to the 25" 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 norownerto 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%tieénstown Lakdsouseholds own a dwelling
Forthe most parftheir equity position wilhavedeclinal slightlyover the last 24 months according to
Corelogic data, the median valtedl by-2.6%between 2018 and 202 his is materiainainlyto those
who purchased between 2018 and 2020, others who purchased befatevtiuld face only a small
potential decreasén their sale valueand are likely to have had a net gain on paper. examplethe
median value increased by some $420,0686veen 2015 and 2, so thatdwellingowners 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 loanasuallystructured to see 3% 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 relativelyosldedjine 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@ueenstown Lakesarket isbased on

what first home buyersieach income band would be able to affdrdsed on the loan parameters above,
appliedto the distribution of dwelling values in thestrict. Both areassessed heria current $2020 terms.

This approach allows for closer examination of the market aacs@fmore 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-awnmas, and
median dwelhg price represents only the mmbint of the market, the mediamultiple approach can
disguise the affordability of lower value dwellings to-ommer households in the middle and lower income
bands. Moreover, that approach is of little use in understapdffordability for owner households who
have substantial equity in their dwellings, for whom the relationship between dwelling price and income is
of little relevanceThe media multiple is potentially useful f@ome comparison at therban aredevel

or for tracking over time, but asssslittle in understanding finegrained household level affordabilitfhe
keyhome ownership affordabilityndicator¢ for both owner and nomwner householdg is thedebtto

income ratio/® not the dwelling price to income ratio.

75Which itselfs a proxy for the even more accuratertgagerepayment to income ratio, which are understandably very difficult
to obtain across populationghe modelling utilised uses the assumed debt to calculate an assessed repayment for the dwelling in
each band taletermine affordability at the household level.
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Key parameters dhe currentaffordabilitysituationin the Queenstown Lakasarket are set out iffable
4.2. Table4.6 This aible shows:

i.  The household income band in $2020 terms, and the number of households in each band (detail
on the household types is 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 housingpuseholds earning7®,000 would be able to
afford a dwelling up to thést percentile (the lowes1% of dwellings by value) or in the order of
$400,000;

ii. ¢KS ¥F2 dz2NINKofwelingay Aabd@ 0 & K 2 ¢ Zr olidiv&lingéviih dlouseholds
in this income band could potentially afford. This includes the dwellings jretbentile band plus
allthose inlower value bands. For the household earnii@,800there are around®40dwellings
in value bands which apotentiallyaffordable

iv. Thefinalcolumng KI NB 2 2 F )Showdhe shatlpfaikeNFyRitthis value band which
would be required to enable all households iattincome band to become owners. This is a very
simple calculation, where Newswner households are shown as a percentage of the dwellings they
could afford. Foexample, there are,110households in the-100,000 income ban@ndthere
are a1 estimated1,120dwellings which they could afford. In other words, if diRQdwellings in
that band came on to the market, that woube justenough dwellings to enable all110
households to become ownemsSuminghey wanted to)

v.  For households in the high@come bands, there are more options. Flog-owner households in
the $100-120,000 income band would be able to afford dwellings up t@@fepercentile (around
$750,000) and there are sorde540such dwellings or below that value bandin broad termsif
all of those norowner households opted to become owners, then their demand would represent
some20%:of total dwelling supply up to that value baridis shows howhe ownership options
are wider for households in the higher income bands

Table4.2 ¢ Dwelling Affordability Paramete@.D2020

2020
Dwelling .
Percentile Dwelling No. of  Share % of
Non-Owner Value : .
Household Income Value Dwellings Dwellings
Households Affordable :
Affordable Can Afford Required
($000)
(%)
<$20,000(2) 270 0% $ 150 10 100+9
$20-30,000 290 0% $ 200 20 100+9
$30-40,000 320 0% $ 250 40 100+9
$40-50,000 310 0% $ 300 80 100+9
$50-70,000 770 1% $ 400 240 100+9
$70-100,000 1,140 5% $ 550 1,080 100+9
$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

Page |93



The situation for 2020 is set out graphicallfFigure 4.1 Thetop 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).

Figured.1 ¢ Housing Affordability by Percentile and Value Baltid2020
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4.1.2 Rental Affordability 2020

The NP&JD requires detail on rental patterns and rental affordability. This assessment draws on
information from MBIE (2021) aental levels by council arela.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 MBIEstdtevertheless, the MBIE

data provides reasonably robust information on long term tenancies, relevant to the usually resident
population of QLD.
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Table 4.3hows 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 valuesAverage rentals peaked in 2019, at $700 per week for houses and $665 per week across
all dwelling types.

However, since 2019 averagmtal levels have fallen substantially -B§%per annuntor all rentals, and
by -18% for houses (which account for around thgearters of total rental properties)Most of the
downturn is likely attributable to the effects of the Celftipandemic, wich has seen a massive drop in
visitor numbers to QLD, and consequent drop in tourslated jobs, which accounted for a significant
share of demand for rental accommodation.

The trends in property mean rentals by category are showigime 4.2

Tabled.3 ¢ Mean Rentals by Dwelling Type Queenstown Lakes Distric22R00

Year House Flat  Apartment  Total
2000 $ 210 $ 174 nal$ 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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Figured.2 ¢ Rental Trends by Dwelling Type QLD 18831
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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 2aile. 4. able4.4 ¢ RentalTenancies
by Dwelling Type Queenstown Lakes District ZWAL

shows the numbers of recorded tenancies in QLD since 2000. While the number of teramiciesehsed

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 if®220@3otal, the MBIE data shows

3,780 tenancies in thdistrict as at March 2021, up slightly from the 2020 figure. The share of tenancies
ARSYGAFTASR |a aGaK2dzaSaé¢ KIFa AYyONBlFIaSR FTNRBY py:
G LI NGYSYTGaeg & mcelz

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 dweallargappropriate 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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Tabled.4 ¢ RentalTenancie®y Dwelling Type Queenstown Lakes District Z02AL

Rentals per

House Flat  Apartment  Total 100 Private
Dwellings

2000 780 606 - 1,386 14.3
2005 1,143 666 183 1,992 16.3
2010 1,657 612 516 2,685 18.8
2015 2,118 630 609 3,357 19.9
2016 2,229 618 591 3,438 195
2017 2,346 549 522 3,417 18.6
2018 2,427 579 516 3,522 184
2019 2,616 525 537 3,678 18.0
2020 2,799 393 543 3,735 17.2
2021 2,790 372 618 3,780 174

Source: ME Housing Demand Model 2021; MBIE 2021

Rental levels in thdistrict are substantially higher than the New Zealand avefigare 4.3hows the
trend since 993, for average rentals in the March quarter of each year. The MBIE figures are dollars of the
day, and not inflation adjusted.

Figure4.3 ¢ Rental Trend€ompared tdNew Zealand : KPp19932021
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Thedistrict rental levelselative to New Zealand as a whole are showraiple 4.5 The differential was
very high in the 2028019 period, with thalistrict average more than 1.5 times the New Zealand level.
Although rental levels have dropped substantgilige 2019, thélistrict average is still significantly higher
than the New Zealand average.

Page |97



Table4.5 ¢ QLDWeekly Rentals as % New Zealand Average ZIRD

Year House Flat Apartment  Total
2000 122% 120% 120%
2005] 164% 144% 108% 153%
2010 134% 121% 111% 130%
2015 134% 135% 1119 133%
2016 157% 132% 116% 148%
2017 161% 153% 140% 159%
2018 180% 158% 137% 172%
2019 171% 153% 138% 165%
2020, 157% 132% 1269% 152%
2021 121% 94% 919% 115%

Source: ME Housing Demand Model 2021; MBIE 2021

4.2 Dwelling Tenure and Affordability Patterns 2020

It is important to set the assessment of housing affordability in contéet.NPLID requires detail on
housing tenure and affordability for the community overall, and for important segments within the
community, especially in terms of incomethnicity, and age group.

Maintaining the focus on neowner households and ownership affordability, the following sections
provide important detail on ownership and affordability for key segments v@théenstown Lakd3istrict
as at 2020.

4.2.1 Ownership g Household Type and Income

In QLD there are an estimated 5,780 fmavner households, who are predominantly renting in the private
market. Kainga Ora Y R YnA ¢l Kdz KIFE@S | 3INRgAYy3I K22dzaAAy3I LI
vdzSSyaidz2s¢y (KNEdza KR LIS NdiTdinSa ¢REKPSE 2LIYSy i ¢S tn
development which will offer medium density development and approximately 119 Kiwibuild properties,

in addition to a variety of other housing types.

In addition toKainga Ord Y R Y n A edis-akalthe Qugertdwn Lakes Community Housing Trust
(6QLCHgd). 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 acesousent lodged for a 88t 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 househgid and income band is set outTiable 4.6

First, dwelling ownership varies according to household type and household income. The estimated
numbers of norowner households of each type and in each inctwared are shown in the table.
Households in thiower and lowemiddle income bands ($70,000 and below) are usually less likely to be
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owners, more likely to be renters. Of the 5,9404@mer households, some 15% have incomes of $40,000

or less. Another 18% have incomes of $40,000 to $70,000. Howé%epfshorowner 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 bandsjawithdicating 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.

Tabled.6 ¢ Non-Owner Households by Type and Incaphé2020

Household income Band

Household Type <$20.000 $20- $30- $40- $50- $70- $100- $120- $150,00C Total
. 30,000 40,000 50,000 70,000 100,000 120,000 150,000 +
One Person Hhid 183 196 182 182 243 140 46 26 32| 1,230
Couple Hhid 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 Hhid - - - - 8 24 38 26 192 290
Non-Family Hhid 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 Hhid 3% 3% 3% 3% 4% 2% 1% 0% 19% 21%
Couple Hhid 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% 19% 3%
1 Parent Family 1% 1% 1% 1% 1% 1% 1% 0% 1% 7%
Multi-Family Hhid 0% 0% 0% 0% 0% 0% 1% 0% 3% 5%
Non-Family Hhid 0% 0% 0% 0% 1% 3% 2% 1% 4% 129%
Total 5% 5% 5% 5% 13% 20% 15% 10% 23%  100%

Source: ME Housing Demand Model 2021

Some 21% of neawner households are single persons, and most {fitibs) of these households are in
the middle and lower income bands. The largest group is couple houselétdgf the total, but the great
majority being in the middle to higher incofn@nds.Just ovepne quarter are family householdsparent
(20%) mostly in the middle and higher income bands, goardnt (7%) mostly in the middle and lower
income bands. The pattern is showrkrigure 4.4
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Figured.4: NornrownerHouseholds by Type and IncomeBRQ020
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The general characteristics of owner households are only slightly different, as shiafateid.7 Of the
10480 owner households, 14% have incomes of $40,000 or lespérechwith15% of norowners).
Another17% have incomes &0,000 to $70,00018% for norowners).Some 4%of owner households
have incomes of $100,000 or highenly slightly more thanon-owners.

Single person households are an important segmentpuating for 2% of owner households.
Importantly, many of these households are in the lower income ba@iziple households are the largest
segment of dwelling owners, at%lof the totaland the majority are in thaiddle to higher income bands.
Thereis a somewhat higher incidence eparent family households who are owness29% share and
mostly in the middle to higher income bands compared with &f norowners However, there is a lower
incidence of dparent families, generally in the middle ing® bandsThe pattern is shown iRigure 4.5

78 Recall that single person households include retired personswha home but are no longer working.
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Tabled.7 ¢ Owner Households by Type and Incaphé2020

Household Type

<$20,000

$20-
30,000

$30-
40,000

Household income Band
$50-

$40-
50,000

$70-

$100-

70,000 100,000 120,000

$120-
150,000

$150,000
+

Total

One Person Hhid 275 444 282 282 386 284 90 50 127 2,220
Couple Hhid 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 Hhid 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 Hhid 3% 4% 3% 3% 4% 3% 1% 0% 1% 21%
Couple Hhid 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 Hhid 0% 0% 0% 0% 0% 1% 1% 0% 1% 3%
Total 4% 5% 5% 5% 12% 17% 15% 9% 27% 1009
Source: ME Housing Demand Model 2021
Figured.5 ¢ Owner Households by Type and Inconi®g020
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The overall levels of dwelling ownership by household type and income are shicatteid.8
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Tabled.8 ¢ Dwelling Ownership by Househdlgpeand Income All Ethnicities 2020

Household income Band

Household Type ., (oo $20-  $30-  $40-  $50-  §70-  $100-  $120- $150,000 L .
30,000 40,000 50,000 70,000 100,000 120,000 150,000  +
One Person Hhid 67% 67%  66% 66% 63% 69% 60%  64% 894  67%
Couple Hhid 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 Hhid 0% 0% 0% 0% 33% 10%  36%  36%  48%  43%
Non-Family Hhid 65% 0%  19% 17%  17% 28%  26%  26%  16%  23%
Total 62%  63%  64% 64% 63% 61% 61%  62% 68%4  63%

Source: ME Housing Demand Model 2021

The relative incidence of dwelling ownership is shovilrairie 4.9the shaded cells highlighting the much
higher incidence among higher income households,simgle person and-garent family households in
particular.

Tabled.9 ¢ Relative Incidence of Dwelling Ownership by Household Type and Income 2020

Household income Band

Household Type <$20.000 $20- $30- $40- $50- $70-  $100-  $120- $150,000 L .
30,000 40,000 50,000 70,000 100,000 120,000 150,000  +
One Person Hhid 0.94 1.09 095 095 096 1.05 1.04 1.03 1.25 1.01
Couple Hhid 1.12 1.23 122 122 114 099  0.99 099  1.08 1.06
2 Parents 1-2chn 0.91 0.91 091 091 086 104 1.13 112 1.26 1.12
2 Parents 3+chn 1.25 - 1.18 118 0.88 0091 1.13 114 1.24 1.13
1 Parent Family 0.62 0.63 077 077 082 074 0.89 0.88 1.06 0.79
Multi-Family Hhld - - - - 043 035 061 057 0.68 0.64
Non-Family Hhid 0.39 - 0.46 046 053 048  0.46 0.47  0.37 0.45
Total 0.92 1.06 1.00 1.00 098 095 0.98 098 1.06 1.00

Source: ME Housing Demand Model 2021

These patterns are not surprising, given the close link between household income and dwelling
affordability, and the generallpwer household costs for couples compared with famiith children.
Nonetheless, it is important to understand the dimensions and characteristics-ofumem households.

4.2.2 Ownership by Household Income and Ethnicity

Dwelling ownership also vari@scoding tohousehold ethnicity. The distribution of rowner households

by ethnicity, household type, and income is showmable 4.10 While the numbers of neawner
households show a broad spread across the community, there is relatively higher incidence among
households o& n 2ethicity 4% of all household§% of norowner households) and Pacifica ethnicity
(0.6% of all household$.0% of norowner households) when compared with the overall pattern. There is
alsorelatively higher incidence among households of Asian ethfi@# of all households1 8% of nor

owner households).

9 The definition of 'Asian’ used in New Zealand is based on the categories used in the census, developed by Statis@cglNew Zeal
in 1996 (SNZ) (4). This group is made up of people with origins in the Asian tfmtme&xfghanistan in the west to Japan in the
east and from China in the north to Indonesia in the south
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Table4.10 ¢ Non-owner Households by Ethnicity, Type and IncQue2020

Household income Band

Household Type <$20,000 $20- $30- $40- $50- $70-  $100- $120- $150,00

30,000 40,000 50,000 70,000 100,000 120,000 150,000 O+ fotal

European and Other

One Person Hhld 147 173 148 148 218 121 39 22 30 1,050
Couple Hhid 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 Hhid - - - - 7 12 25 17 142 200
Non-Family Hhid 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 Hhid 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 Hhid - - - - - 1 3 2 12 20
Non-Family Hhid - - - - - 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 Hhid - - - - - - - - - -
Couple Hhid - - - - - - - - - -

2 Parents 1-2chn - - - - - - 15 10 25 50
2 Parents 3+chn - - - - - 12 - - - 10
1 Parent Family - - - - - - - - - -
Multi-Family Hhid - - - - - - - - - -
Non-Family Hhid - - - - - - - - - -
Total - - - - - 10 20 10 30 60
Share % 0% 0% 0% 0% 0% 0% 0% 0% 1% 1.0%
Asian

One Person Hhid 24 11 26 26 10 5 5 3 1 110
Couple Hhid 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 Hhid - - - - 1 11 10 7 38 70
Non-Family Hhid - - 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

The supporting Technical Report contains more detailed tablesoffext a closer view of dwelling
ownershipfor each ethnic groupand from thatpatterns of housing affordability.

The dwelling ownership rates for the four ethnicity groups are showigure 4.6or each household
income bandOwnership rates are significantly higher for households of European and Other ethnicity,
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across all income bandsigure 4.&8hows the pattan by ethnicity and household typ&gain, households
of European and Other ethnicity have higher ownership levels.

Figured.6 ¢ Dwelling Ownership by Income and Ethnicity 2020
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Figure4.7 ¢ Dwelling Ownership by Household Type and Ethnicity 2020
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5 Plan Enabled Capacity

This section quantds 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 indicativéong term urban expansion areas identified in the Draft
Spatial Plan@S R 2y F NI y3aS 2F T 2yAy3a | dadzyLIiAz2
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 Specia
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 apaeiyc

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 TernPlan Enable@apacity

The following short term plan enabled capa&€itgsults relate to theonedareas classified as Residential
Only (blue) or Business and Residential (orang€igime 5.F! These areasepresent the zones in the
defined urbarenvironment that enabf® housing in the ODP (including the settled version of Stage 1 and
2 of the PDRvhich are treated as operatiye

Table 5.1showsthat there is a total plan enabled capacity for an additional 45,200 dwellings within the
QLDC urbanrerironment.The total additional urban environment plan enabled capacity amounts to nearly
two and a half times the existing urban household b&ke.zoned greenfield capacity amounts to 121%
of the existindhouseholdbase However, this zoned opportunitpes not take into account infrastructure
constraints or the commercial feasibility of capacity.

Approximately half (22,600 dwellings) of this capacity is withialteady zonedreenfield areas of future
urban expansion. This includes larger areadh(asin the Southern Corridpithat 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 regi@esiopotential 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.

Aoundtwoi KANR&a 2F (KS RAAGNROGQA | RRAGAZ2Y lahd odeND I Y
third within the2 n y '\Wartd. Aoundonei KA NR 2 F 2 | 1 | ( A bida@an edviradmédth (G & o

80|n the NP&JD short term development capacity is land already zoned and serviced.
81 Areas shaded grey are within the urban environment but do malle 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) i€oncentrated within the central urbaeaion of the Queenstown Town Centre reporting area.
Capacity within th&ueenstown Town Centreentral area is predominantly focussed on intensification
within the existing urban area, with a largeareof this capacity occurringithin the Higher Densit
Residential Zone.

Over half (54%) of the Wakatipu Ward capa8®po of total urban environment capacityjocated within

the eastern urban areas of Frankton, Southern Corridor, Kelvin Heights, Quail Rise and the Eastern Corridor.
In contrast to the entral areasthis capacity is characterised by future greenfield urban expansion, which
accounts for nearly threquarters of the zoned capacity within thesastern urbarareas.

2 n y I Town Centre is another substantial area of plan enabled cap®dity.an estimated zoned

capacity for an additional 13,200 dwellings, it accounts for nearljided NR 2 F (G KS RA &0 NR C
and nearly all (86%) of then y 21 FNR Q& dzND I y O I-thidtds®® ind/d ¢ 2 NP dzy Ry il N2
capacity is withirthe existing urban aredJnlike Queenstown, much (68%) of the existing urban area
capacity occurs within the lower density residential zomeish also cover a much larger area than the
comparatively smaller centre area

There is significant zoned oppanity for greenfield development across the district, including new areas
of large scale urbanisation within the existimgan edg&® (e.g.Remarkables P3tkThe capacity is focused
around the larger existing urban areas of central Queenstown, the eastern urban are@mutein
Gorridor, and? n y . $nhallemmounts ofgreenfield capacity is alsdreadyzoned aroundthe smaller
urban areas (Arrowtown, Artins Point, Kingston, Glenorchy, Cardrona, Lake Hawea and Lugtyath)
represents significant relative increases inekeentof some of these locations. A high proportion of the
greenfield capacity within Wakatipu Ward is for higher density dwellpgowyies, with a significant
proportionof the zoning allowingpartment development capacity. Greenfield capacity withif timey I {1 I
Ward hassomparativelyfewer higher density dwelling typology options.

The two town centre reporting areas (Queenstown and y ) fotm the main locations for urban
intensification, together containing nearly thrgaarters (71%; +16,000 dwellings) of the capacity within
the existing urban aredhere is also significant capacity for further urban intensification acrosshre o
reporting area® 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 Queenstowr? amd/ I Towin Centre reporting areas) across the other
NELR2NIAY3I FNBFAE gAGKAY (GKS RAAGNROGQaA G201t diNDBlLYy Sy@ANRY
Frankton, Kein Heights, Outer Wakatipu, Quail Rise, Small Towgahigkatipu (Glenorchy and Kingston), Southern Corridor,
Cardrona, Lake Hawea, Luggate and Gutery” | rpbrting areas.
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Figureb.1 ¢ Short TernrbanLand Zoned for HousingVakatipu & n y | Watd
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