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Executive Summary

Thisreporthas beenpreparéde@ al NJ SG 902y 2YA 04 o6dad9é&v |
Lakes Coundil 2 LINP GARS | NRodzald FaaSaavYSketin2T w
accordance with the requirements of the National Policy Statement on Urban
Development 2020NPSUL¥). It includes a detailed analysis of housing and business
demand and supply patterns, including recent trends and future projections of demand
over the short, medium, and long term (262050). It quantifies capacity for additional
housing and businesswddopment 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 business growth and it
discusses the imga of Council planning and infrastructure on housing affordability and

the competitiveness of the housing market as wsBufficiency of urban business zone
capacity.A number of recommendations are provided to assist Council with future
planning and dasion making.

Housing Demandnd Supply

The current (2020) resident population of Rotorua District is estimated at 76yi&dngup 29,000

resident householdd. LILINP EA Y 1St & om: 2F GKS OdzNIN&Sdistiict isJ2 LIdzf |
characterisd by slightly lower than average household incorAaesestimated 37% of all households have
incomes less than $50,000 per annoompared to 34% nationally and while 20% of households have
incomes above $120,000 per annum, this too is lower than the nhtweeage (at just under 26%).

Dwelling ownership rates are higher for households of European ethnicity at nearly 70% overall compared
GAOUK GKS w202NdzZl F@SNFXr3IS 2F cox® LG A& adomadl yi.
Pacific ethrdity (41%) and Asian ethnicity (45%). Overall, 37% of resident houses in the district are rented
and there is strong demand for public housing

The total dwelling count of the district is estimated at 29,950, which provides for both resident hosisehold
private holiday homes and dwellings units used for short term accommodAticording to previous
researchthough there is a current housing shortfalla £ I (i Sy § of &dbiNA L, 508 Boasesn the
district (with upper estimates putting the shortfatl closer to 1,750). Many residents are being housed
temporarily in motel unitandY n A @ra havea longwaitinglist for households needing transitional and
public housing in the district.

The escalation of a housing shortage is clear when compammglahousehold growth with growth in
residential dwelling consents over the past 20 y&agure A) While there was substantial supply of new
dwellings in Rotorua between 20Q008 (around 25@onsentsper annum and well ahead bbusehold
growth), thenumber of consents fell dramatically following the GFC. The- 2l period saw only 80

90 new consents issued annuallvelling onsents have increased again in the last five years to around
150-200 per annuntut this has been outstripped by stroagnualhousehold growth since 20X5hence

the localhousing crisis
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Figure A; AnnualResidential Building Consents Issiiethpared tdHousehold Growth in Rotorua District
(Year Endinguné

700

600

500 M Retirement
Apartment
400

Town Houses

300
W House

=1
200 Additional

Households

Annual Households, Consents
|

Year

100

2000
I |
2002
I E
2003
2004
I
2005
2006
2007
2008
2009
2010

2001
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020

Across the districan estimated88% of resident houses #020 are standalone (detached) dwellings and
12% are attached.The attached dwellings occupied by resident households are mainly single storey and
more than half of all attached dwellinge rental propertiesWhen looking at dwelling consents issued in
recent years, there has been very limited diversity in the typologies of houses being supplied in Rotorua,
including almost no apartment dwelling un{tbespite being enabled by the plaajd relatively few
retirement dwellings. Rotorua is lagging behthd national shift towards attached housing despite
increasing demand for smadland cheaper housing.

Since 2016, average new dwelling size has decreased by 10% but this is driven by slightly smaller standalone
dwellings rather than an increase in attad housing consents. Correspondingly, average price per sgm

for new dwellings has increased since 2016 by 30% in real terms, meaning a continuation of housing price
rises in Rotorua with limited mitigation through changing housing typologies.

Y n A @radre wellunderway with their housing strategy to increase the supply of dwelling(urtitsa

focus on more £ bedroomdwelling$ in urban Rotorua, with 50 new public houses recently completed,
and at the time of drafting, around 190 more in the condtamcor early planning stagebhis strategy is
focussed on providing for the current waiting list and addressing a lack of emergency and transitional
housingLike the private housing development settmugh they are finding it challenging to deliver more
attached housing iRotorua under the current District Plan. This is discussed further below.

Over the next 30 years, the district is projected to have 14,400 more people or 7,800 more households.
Like therest of New Zealand, Rotorua is projected to have an ageing population. Couple and single person
households are anticipated to account for over three quarters of housing growth over the lowghietm

means changing demands for dwelling types and.sl4esse vith lower incomes can be expectednake

up a larger share of resident households in the long term than they desoalelivering more affordable

11n the urban environment, attached housimgkes up an estimated% of total dwellings.
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housing will be increasingly importai{ith many Te Arawa people returning home to Rotorua thel nee
F2N) K2dzaAy 3 | yR Ay YLSEEehdasinghalsolincdeasingA y 31 | YR

Across the district, there is projectaatal demand for 9,570 additional dwellings by 2050, which includes
the current latent demand1(500 dwellingshortfall). Dw#ing demand in the urban environment is
expected to increase by 8,250 between 2@260to meet resident and neresident growth

Figure B; Projected Growth ifiotal District and Urban Dwellings 262150
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This includes projected demand for additioral 2640 attached and %10 detached $tandaloné urban
dwellings to meet future community needs (and the current shortfall). aBsemedshift in housing
preferencegowards more attached housing is a gradual thrag couldsee attached housing in the urban
area increase from am% share of total urban dwellingsaa estimatedl9% by 2050The assumption
reflects the low starting point of attached housing2020and recentsupplytrends. Ifthere is a material

shift inthe supplyof attached housing the next few years, this assumption would be reviewed for future
HBAs and a stronger shift in preferences might be justifietle meantime, current demand assunapis

by housing type would not alter conclusions that current planning is constraining the development of
attached housing in the Rotorua market. This is discussther below.

HousingCapacityand Sufficiency

A keyquestion forthis HBA is whether thBistrict Plan, combined with the 2018 Spatial Plan preatle

least sufficient capacity to meéte projected housing demand in the urban environment, including by
dwelling type and locatiorhe HBA capacity assessment is summarndedureCwhichshows the results

for the total urban environment (and all dwelling types) in the short, medium and long term, and is
discussed further below.
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FigureC¢ Urban Environment Dwelling Capacity Assessment Compared with Dwelling Demand

Total Urban Dwelling Capacity and Demand - Total Urban Sufficiency (All
Dwelling Types) Long Term Market Growth Scenario
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It was found thathe DistrictPlandoesenable substantial capacity for housing growth across the urban
environment, particularly for standalone dwellings due to the precalef the Residentialdlow density
housing zoné.The majority of that plan enabled capacity is in the existing urban areas in the form of infill
or redevelopment capacity, including on undétised zoned land. It also includes significant capfmity
apartment development in the centratbanarea (which has shown no signs of uptake in recent years). A
moderate amount of plan enabled capacity for housing growth is in greenfield areas, with the Spatial Plan
adding further greenfield capacity in tleng term.

A key feature of the NRID is he requirement o filter that plan enabled capacifgghown as the grey bars

in FigureQ) by whatis commercially feasible to develapfrastructure ready and reasonably expected to

be realised by the market ingtshort, medium and long term. This filtering provides some valuable insights

in the Rotorua contextlthough it is noted that the assessment must adhere to a strict approach as guided

by the NP&JD, including a need to assess feasibility according tentu2020) prices in the short to

medium term (i.e.out to 2030), and in order for short term capacity to be infrastructure served,
AYVFNI a0 NHzOG dzNB  Ydza i | f sigdieRidvesinént iV the/nexii thre yearsholzy R Q X
qualifying asihfrastructureread? o0 G KA & O2dzyia FT2NJ 0KS YSRAdzY GSNY

2Whiletechnically the Plan enables duplex housing in the Residential 1 Zone as a restricted discretionathiaaiftety requires
a notified consent which has been a significant deterrent. As such, the HBA assumes only detached housing is enabfed in this
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Firstly, only 31% of plan enabled capacity in the short and medium term is estimated to be commercially
feasible to develop (based on a combination of greenfield capacity and the maximum ofméithar i
redevelopment capacity). This is shown in the blue bars in Figure C. In the long term (i.e., by 2050), an
estimated 70% of plan enabled capacity is estimated to be commercially feasible. This improved market
performance arises because projectette rises in the long term assessment mean that a greater share

of development options become feasible, and because indicative zone changes in the long term increase
GKS Y2dzyd 2F FSIFaAo0fS OFLI OAlGeEe O6LI NIAOdzZ F NI & 2y

However the key limiting factor for what capacity is likely to be commercially feasible in each time period

is the leaseholdature of large areas of zoned residential land (whenua?) Wdich desnot achieve the

required profit margin under a typical commaiaievelopment modeadue to lower sales prices. This is
particularly relevant in reducing theng termresidential growth potential in Eastern Rotorua where the

(LI GAFE tfly ARSYGATFTASa | fFNAS INBF 2F gKSydz a

Current andplanned development infrastructure further constrain what plan enabled and commercially
feasible capacity is available to meet demand over time in Rotorua. This HBA focusses on the provision of
three waters infrastructure Additional infrastructure (inaling community infrastructure such as parks,
schools and community facilities, as well as power and telecommunications netvesrkgen considered

and itis anticipatedhat it will be made available commensurate with future demand andcanstrain

future growthin Rotorua

With regard to three waters infrastructure, the storm water network is known to be inadequate across
parts of the urban environment and is something that Council are unable to resolve without external
funding support(which they a@ actively seeking)As there are options to manage stormwatersie,

albeit at a costo landownersthrough incorporation of retention ponds at the subdivision stage, or
retention tanks at an individual property levisle HBA approach has been to aaubfor stormwater
management during the commercial feasibility modelling stage (discussed above), with the infrastructure
ready capacity assessment focussed on the timing and capacity of wastewater and water supply
infrastructure.

AtacatchmentlevethS / 2dzy OAf Q& AYFNI A0 NHzOGdzNE LJX F yyAy 3 LINZ
employment) growth in the urban environment, although this is not to the full extent of what capacity is
plan enabled This atchment level capacity is achieved throumdinned water storage investmenia (
combination withwater take conses) as well as upgrades to the wastewater treatment plan.

At a localised level however, the expansion of the three waters network to service current and indicative
long term greenfield growth areas is not well aligned with the time frames being assessed in this HBA. This
has a significant impact on what commeltgideasible greenfield capacity in the short term can be
considered infrastructure ready and reasonably expected to be realised in accordance with-tHe. NP S
§3a8ydALtte YShya GKFG y2y8 2F (KS INBfeythdshée R OF

3While there is potential for whenwan 2tdife developed for housing, this would need to occur under different commercial and
non-commercial arrangements thahosecaptured in thd . ! cOmmerci&feasibility model.

4t is intended thatudture HBA updatewill A y O2 N1LJ2 NI S f I y R { NI y a L2 Mfinfrastyldund réadyNdzO i dzN
capacity modelling.
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can be counted in the short term assessment (when in reabtyvork expansion is planned within the
short term (i.e., next three years)

In the long term, the greenfield capacity identified in the Spatial PlanFo2 Yy 3 vduld Kohbeserviced
by network infrastructure according to the current Infrastructure Strategy, so again, this otherwise feasible
capacity is discounted from the assessment.

It is important to recognise that the HBA assessment applies a very black and whitehapprdaat can

and cannot be included in the capacity assessment in the short, medium and long term and that there is a
degree of flexibility for Council to-peioritise where localised network infrastructure expansion occurs to
ensure that development ofoned land is not unduly constrained (particularly when there are no
constraints with the overall capacity of the infrastructure network at a catchmeny. |éMa¢ HBA is one

tool to helpCouncil calibrate and refine the timing of local level infrastrecfwojectsgoing forward

Regular communication with land developers on their timing and intentions will always be important.

ThelastFAE GSND 2F GKIG OFLIOAGE Ay GKS 5AaGNROG tf
growth, is what gaacity can reasonably be expected to be realisad w Inveach time period. This is

shown in the green bard FigureC This estimate dfnal dwelling capacity is a scenario developed for this

HBA that considers not only what plan enaldapacity is commercially feasible and infrastructure served

in each location of the urban environment, but also recent supply trends projected fo@eaedhas been

taken to consider the supply patterns (and revealed densities) occurring in greenfeddrelegive to

existing urban areas (i.e., the incidence of infill and redevelopment

A key assumption of the RER scenario is that muble oapacity for apartments in the central urban area
is unlikely to be realisedlespite growing demand for attachéousingn Rotorua. It is considered that
demand for attached housing will besightedmore towardsmedium density attached housing (such as
terraced and duplex housing) and not higher density apartment buildings.

It is considered that assuming thatga numbers of apartments will be taken up by the community would
significantly overstate the growth capacity of Rotorua given that there is a very limited apartment market
presently, almost none have been consented in recent years, and the local develepoter has no local
expertise in delivering apartment builds in Rotorua (although may have had experience elsewhere in New
Zealand). A further consideration is that the CBD is experiencing high levels of vacancies and feedback from
developers is thathere is a resistance to invest in the CBD which will hamper the potential for apartments

to be realised through redevelopment. As such, only a modest share of feasible and serviced apartment
capacity is included in the RER scenario.

It is acknwvledged ttat a thirty year horizon ia long time to assume supressed taleof apartment

capacity Within that period, housing preferences may change to the extent that an apartment market
develops in Rotorua. BhHBA has taken a conservative approdidsed on \Wwat can reasonably be
assumed from existing trends. Future HBA updates will reassess this (and all other) assumptions based on
the data available at that time.

5¢KS GAYAY3 2F /[ 2dzy OAtt S KBy B2 NA| f 43 ya LILEE I WRSS RANGAG [O2 A y OA RS § A (
site works and would not therefore be holding up development.
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The final RER dwelling capacity is summaiisé&dblel below and in Figur€ Basedn the asessment
requirements set out in the NRID and the RER scenario that has been developed, it is estimated that
there is RER capacity for 1,700 additional dwellings in the short term (to 2023), increasing to 4,800
dwellings in the medium term (to 2030) amdreasing again to 9,400 dwellings in the long term (under a
scenario where prices are projected to rise and influence feasibility).

Tablel ¢ Reasonably Expected to be Realised Urban Residential Development Capacity Scenario

RER Dwelling Capacity

Time Period Area Type Detached Attached Total
Greenfield and Underutilised Urban Land 700 90 800
Short-Term Existing Urban Brownfield 600 200 800
Total 1,300 300 1,700
Greenfield and Underutilised Urban Land 3,600 90 3,700
Medium-Term Existing Urban Brownfield 700 500 1,200
Total 4,300 600 4,800
Greenfield and Underutilised Urban Land 4,300 30 4,400
Long-Term: Current o i
. . Existing Urban Brownfield 900 800 1,700
Prices Scenario
Total 5,200 a00 6,100
Greenfield and Underutilised Urban Land 5,100 90 5,200
Long-Term: Market o i
. Existing Urban Brownfield 2,700 1,500 4,200
Growth Scenario
Total 7,800 1,600 9,400

Source: M.E RLDC Capacity Model 2021.

This capacity igot sufficient to meet all projected urban dwelling demand (inclusive of the required
competitiveness margin of an additional 20% in the short and medium term and 15% in the long term (from
2031-2050)). The shortfalls in capacity are highlighted in FIQute the short term, the total shortfall is
nearly 1,900 dwellingsvith insufficient RER capacity for all detached and attached dwelling defhésnd.
short term result is exacerbated by the inclusion of latent demand of 1,500 dwellings. Nonethele#y, capa
to address this existing shortfall needs to be provided for on top of net additional housing growth.

In the medium term, the total shortfall is estimated at 1,400 dwellings. The shortfall for detached dwellings
is small, but the shortfall of capaciiyr attached housing demand is more significant at nearly 1,000
dwellings.

In the long term (and assuming market growth), the net shortfall is significantly reduced. However, this is
influenced by a surplus of detached housing capacity and a signdieatfall of capacity for attached
housing.

Figure E shows how the RER capacity and demand (inclusive of the competitiveness margin) compares at
the locatiorf level across the urban environment in the long term. There is a substantial shortfall @f/capac

to meet demand in the central urban area, and this shortfall is for both detached and attached housing. In
the western urban area, there is a net surplus of just 20 dwellings in the long term, but this is made up of

a significant surplus of detachedusing capacity and a significant shortfall of attached housing capacity.

A similar situation applies in the eastern urban area where there is a net surplus of capacity of over 1,300

6 Figure 1.3 of this report shows location boundaries.
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by a surplus of detached housing but a slightly greater shortfall of attached housing capacity.

FigureD ¢ Summary of Estimated Residential Capacity Shomtfélle Urban Environment
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While there is potential for some substitution of capacity across losatiwhere a shortfall in one location

may be able to be met by a surplus in another location, this can onlyhivedt if those alternative
locations areequallyaffordable. There are also indirect consequences, where people may end up living
further from their jobs or social networks. There is however no ability to substitute locations for attached
housing as albtations demonstrate a shortfall of capaaityhe short to medium ternrand the very minor
surplus of 40 attached dwellings relative to demand in the Central area offers little help for the combined
shortfall of-1,530 attached dwellingdsewhere in the urban environmeht

HousingPrices and\ffordability

w2 i 2Nbzk Qa NBAARSYGALl t signhdiitly lawgrIhardthe hatiashal avéragg-f®%6 LINK O S
lower depending on the dwelling type)Prices have increased at a sligislower rate than the national

average over the last 20 years (an average of 4.9% per annum cp 5.5% per annum respectively, inflation
adjusted), although price rises have been closer to the national trend in the last year.

For this assessmentpusingaffordability has been estimated in terms of ownership affordability, for first
home purchasefs It is important to recognise that the first home buyer perspective does not represent
the whole housing market. Households whatteady own a dwelling are generally much better placed
than a first home buyer to purchase a second or subsequent dwelling, as they typically have reasonable
equity in their existing dwelling, and the initial step into ownership is typically subsyagréster than
subsequent steps through the market to purchase a more valuable dwellifbis)is supported by
feedback from the local development secidro indicated that most buyers of new dwellings in Rotorua

are not first home buyers.

It is estimate that37% of resident households in 2020 (10,700 households) #renon-ownercategory

Their ability to purchase a dwelling in Rotorua District has been assessed (irrespective of whether it is their
intention to own a home or notgimply, where hoehold incomes rise faster than housing prices, then
affordability improves. Where incomes lag behind housing price rises, then affordability declines.

The affordability modellingonsiders the whole housing estate over the long term (i.e., the 2020 estate
and how these dwelling values are expected to change over time, as well as the incremental addition of
new houses each year and their value changes over timérms of whether there ifor would be)
sufficient feasible, serviced and reasonably exmedte be realised housing capacity in price bands
affordable for norowner resident households to buy, the current situation is that there is a shortfall of
housing in price bands belowi®),000 {3,550 affordable dwellings in 2020, with the majority ofshe
households in rental accommodation) (Figbre

7The net shortfall of attached dwelling capacity in the long term in the urban environment (market growth scefigi).is
81 f (K2dZAK w202NHzZl Qa fAFSadetsS LINPLSNIAD® | NBE Of 2aSN) G2 GKS
9 Rental affordability is also assessed in this HBA but is not summarised here
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Over time, house price growth is expected to be faster than growth in real incomes in theedlidtdaten
up further due toa shortfall of capacity. As a reshibusing affordability is projected to decline over the
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long term potentially toa shortfall 0f9,960 affordable dwellings by 20560r nonowner resident
households. Whil®ver the long term new dwellings expected te built occur in some price bands
affordable to norowner resident households (namely for those on higher incomes), there is a still
insufficient feasible and infrastructure ready capacity expected to be realised in the lowest price bands.
This is particalrly in price bands up to $500,000ut alsoinclucessmaltmoderate shortfalls of dwelling

for those that could afford to payp to $800,000 (Figure YaMany of these resident households with lower
incomes that could not afford to buy in thestrict in the future would be expected rent, as they do Abw.

Demand for Urban Business Zones

The HBA assessment also considers demandidanbusiness zoned larid Rotorua An estimated 68%

of all current (2020) jobs in the district occur withindry o6 dzaAy Saa T2y Sao . I aSR
projections, jobs anticipated to seek a locatiothesezones are estimated to increase by 28% or 6,840

by 2050. When translated into developable land requirements, this equates to an estimatedf15ha
additional zoned land in the short term, increasing to 39ha in the medium term and 80ha in the long term.
Over the long term, the majority of this demand is for land that provides for commercial activities (excluding
retail and tourist accommodation), folled by land that provides for industrial activities. However, in the
shortmedium term, the demand is greatest for industrial zoned land.

A key assumption of the business modelling is that all employment growth requires net additional land and
cannot be acommodated &t leastpartially) in existing businesses, in vacant premises or in capacity
generated through more intensive redevelopment of existing sites. There are however relatively high
vacancy rates in the CBD which could absorb some figtai andcommercial employment growtnd
redevelopments also likely to provide opportunities for more commercial and/or tourist accommodation
activities Redevelopmentends not to facilitate net additional space for industrial activities and retail
activities, which commonly occur at ground level. These additional mechanisms for accommodating
employment growth are not modelled but are taken into account in terms of business assessment
conclusions and recommendations.

Capacity of Urban Business Zones

Basedn a survey of vacant sites in urban business zones, it was estimated that there was 54.8ha of vacant
land based on operative zoning to provide for future growth, although it is noted that 12% of this is
currently under construction so is not anticipatedbe vacant in the near future. Nonetheless, this capacity
applies to the short and medium term assessment in the HBA. When business growth areas identified in
the Spatial Plan are included, the long term vacant land area increases to 107.3ha. Ancegditatd

this long term vacant capacity falls within three zone typ#se Eastgate Business Zone (existing and
indicative), Light Industrial Zone and City Entranceway Mixed Use Zone (existing and indicative). There was
minimal vacant land in existing §iing centres across the urban environment, although there is provision
F2NJySs t20f OSydNBa Ay NBAARSYGAFt 3INRBSGK | NBI

When examiimg the planning provisions for those vacant sites, the capacitheattributed to future
land uses: commercial, retail, industrial or accommodation development. Demand is also aggregated to

10 Shown by thdarge gaps in existing and expected future built supplss)teelow the resident demand line the left of the
graph, with these gaps much larger than in 2020.
11 Figures F and G do not show rental affordability, or affordability for those already in the housing market.
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these same land use categories, allowing demand and capacity to be directly compared. The HBA
considered three scenarios for egbrising vacant land in each zone. The Maximum Capacity Scenario
adheres to the planning provisions which, in some zones, provide for two or more categories of land use
on a vacant site. This scenario double, or triple counts the capacity of the sitethertand use categories

sohas the effect of overstating vacant capacity

The preferred scenario is the Alternative Capacity Scenario which removes the overlap and assigns vacant
land proportionally to the categories reasonable expected to be reafiseaich location. The allocation
assumptions are based on analysis of current business patterns in each zone and location. A third scenario
is presented to take a conservative approach to business zone capacity. This is based on the Alternative
Capacity @SSy | NA 2 o6dzi SEOf dzRSa @I Ol Yhis scanario &cknovildddes that NB
GKSNB FFNB | ydzYoSNJ 2F oFNNASNE F2NJ RS@GSt2LIAy3I ari
being developed successfully in Rotorua, not all ownersroBNMNA  f F YR KIF @S (GKS yS
experience to bring their land to market.

Table 2 summarises total vacant business zone capacity by category and scenario. The degree of
development flexibility in some zones is evident in the Maximum CapacityiSeemam compared to the
Alternative Capacity Scenario which removes the overlap. The share of vacant business land that is on
2 KSydzl an 2 NR ¢sigaificanflydeduciSg@dcanSand area if limited to just freehold/fee simple
land. Most of thiwacant land is considered suitable for the development intended by its zoning and can
be expected to be developed in time. However, some vacant sites were considered (from a commercial
development perspective) to be in relatively less suitable locatindgh& tended to include the Whenua

an2 N\ bufials@ stes that had limited exposure, congestion on the surrounding road network, limited
nearby catchments or parking, or were more distant from key attractions (to name a few consttairgs)

is theaefore needed in relying on sites estimated to be less suitable to help provide for future employment
growth over the long term.

Table Z; Current SnaShot of Vacant Land in Urban Business Zones by Scenario and Land Use Category

Vacant Developable Land Area (ha)

. . . . Accommo-
Scenario Commercial Retail Industrial dation

Short and Medium Term

Maximum Capacity Scenario 49.8 49.8 39.0 10.3
Alternative Capacity Scenario * 14.3 8.0 28.4 8.2
Alternative Conservative Capacity Scenario * 8.1 1.9 16.6 8.0
Long Term

Maximum Capacity Scenario 104.2 99.4 90.4 10.3
Alternative Capacity Scenario * 37.2 13.3 57.2 7.3
Alternative Conservative Capacity Scenario * 19.5 5.5 20.6 7.2

* Minor overlap remains to allow for different activities on ground and upper floors on some vacant sites.
Sufficiency of Urban Business Zones

The HBA assessment showed that when demand is compared with capacity in urban business zones, that
there is ikely tobe at least sufficient urban business zone capacity in the shortiteRotoruaHowever,
it is congilered Ikelythat there will bea shortfall of land for light industrial activitiesthe mediumterm
(increasing in the long ternecausevacantHeavy Industrial Zorlandis includedin the capacityut is
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not where demand is focusseghd also because¥ G KS NX & 1mai riot-bébrowgint ® Markef | y R
The sufficiency results for industrial demand and capacity are summarised in Figure H.

Figure H; Total Industrial Land Use Demand and Capacity by Scenario in Urban Rotorua
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s mm Demand with
Competitiveness Margin

Capacity (Maximum Capacity
Scenario)

Capacity [Alkernative Capacity
Scenariao)

Capacity (Alternative
Conservative Capacity
Scenario)

Developable Land Area (Ha) in Urban Business fones
L
[=
[=

Short Term Medum Term Long Term

There nay alsobe insufficient capacity in the medium tefincreasing in the long term) ¥ @ OF y i a
land that enables retail and commercial activities does not get devekigfenigh edevelopment and

vacant premisesnay helpreduce thoseshortfallsover time Commercial development stakeholders did
however indicate that the CBDwhich has the most vacancies and redevelopment potenitafacing a

range of issues that are deterribgisinesses anghvestment in new developments. This included very
fragmented ownership as well as the presence of rough sleepbescurrent District Plan, including
indicative long term zone changeis expected to provide at least sufficient capacity for tourist
accommodation demand growth over the long term.

Conclugns and Impact of Planning and Infrastructure

The assessment has found that there are several planning and infrastructure factors that are likely to be
contributing to the projected shortfalls in housing capacity in the short, medium and longviérite.

house price growth is inevitable and will be driven by a range of wider economic factors that sit outside

| 2dzy OAf Qa Ay FfdzSyOS GKNRdAzZAK LI FYyYyAy3d |yR AYTFNI.
constraints) are expected to have put upwards gues on house prices in the urban area drade
contributed to current housingffordabilityissues
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The key planningooistraintis on density across much of the general suburban area. Planning restrictions
in relation to the Residential Zone thateffectively*? require full sites with a single dwelling at 450m2
reduces both plan enabled and feasible capacity (particularly withaetitalurbanareg. This is because

itis less feasible to develop relatively large sites with only one dveeillingduces the ability of the market

to deliver a greater number of smaller (attached) dwellings on smallergatisularly duplex and terrace
housing which is considered the typology most aligned to projected attached housing déhgainebility

for the marlet to deliversmaller, cheaper dwellingsalso impacting housing affordabilitshis sameoint
wasraisedby stakeholders in the residential development seatbo indicated that there was a greater
appetite for attached housing thahey were able towpply.

A large proportion of the additional greenfield land that is identified within the longineiim Spatial Plan

is on leasehold land (in tleasternurbanarea), which is not projected to be commercially feasithés

has a significant impact orhat residential capacity can be relied on to accommodate growth in the urban
environment. This same issue applies in urban business zones in the short term and the long term.

The infrastructure assessment has shown that infrastructure is not likedyatoonstraint at the catchment
level. However, the timing of extensions of infrastructure networks within feasible greenfield areas is
having a compounding impact on residential capacity shorfifalieccordance with the way that capacity
must be assessl under the NPEDY ¢ KA & | LILJX ASa G2 GKS NBOSydif e

/ KIyadS I NBIF FyR a2YS8S 2F GKS f2y3 G4SNY INBSYTASTE]
Growth Scenario but does not have infrastructure supply identifige imfrastructure Strategy. Although
GKSNBE Aa 2yfeée | avylftf AK2NIFIEt Ay b3I2y3I20GFKn Ay

meet some of the shortfall occurring within other areas, although under current indicative zoning
provisiors, would perpetuate the supply of standalone dwellings. As discussed though, the timing of
geographical extensions to greenfield areas may be something that Council can resolve.

With regard to the impact of planning and infrastructure on the future dewedmt of business zones, it

is considered that greenfield zoning for light industrial activities in particular has not kept far enough ahead
of supply growthMuch of the current and indicative future vacant capacity ia on2I&h# and there is a

high lerel of uncertainty as to whether this can and will be developed.

The Spatial Plan provides a degree of solution, particularly soutA & y* 3 vliete Komefreehold land
suitable for City Entranceway Mixed Use zohimg been identifiedbut the HBA mudreat that as long

term capacity. Realistically, that lacouldbe considered for zoning sooner rather than later (ensuring it
canalsobe serviced with network infrastructyceDverall, it is considered that the Spatial Plan did not
include enough lantbr greenfield expansion of business land, in enough locations that could be tested in
the HBA. The CourRiButure Development Strategy (required under the -NP$ does however provide

an opportunity to build on the Spatial Plan work and identify maitalde options for medium and long
term business (and residential) growth.

Several recommendations for future planning and decision making are informed by this research. In the
first instance, the priority is a plan change that provides for intendificati residential housing in
appropriate locations (includifgut not limited toaround centres and transport corridors) so that more
attached and affordable housing can be supplied to meet market demand. At a broader level, it is
recommended that Councibcus on identifying more options for feasible greenfield residential and

12See Footnote 2.
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business expansion and exploring opportunities to encourage investment and redevelopment in the CBD
so that it can effectively provide for growth.

The NPRJD requires that Councilonitor market indicators on a quarterly basis so that progress on issues
ARSYGATFASR Ay (GKA&a | .! OFy o6S YSIFadaNBR® !y dzLRI
detailedassessment of what changes have occurred in demand, capacitypoiy ilative to the 2020

baseline
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1 Introduction

¢CKAa NBLEZNI A& GKS 1 2dzaAy3 yR .dzaiaySaa !
for Rotorua District. The requirement for this thigearly report is set out in the National

Policy Statement for Urbdn S @St 2 LIY Sy ! SHéEnHDT ¢oKGD tNB L2 NI O 2
requirement for Tier 2 territorial authorities to assess the demand for housing and business
land in urbarenvironments and the development capacity that is sufficient to meet that
demand in its gtrict in the short, medium, and long term.

1.1 Growth in Rotorug Key Issues and Policy Context

1.1.1 Background

Onthe2%ofb 2 3SYOSNI myyn GKS w2(i2NdzZ ¢2gyakKALl ! ANBSYS
the Crown, gifting the lands on which the cityRaftorua now stands. Streets, parks and sites for hospitals

and schools were laid out and key streets were named after important chiefs and leaders of Te Arawa. In
SaaSy0S (KAa gl a w2i2NdzZ Q& FANBRG &L G astidtheby y o ¢
the city and the district develops.

While the district straddles two regional boundaries, most of Rotorua is within the Bay of Plenty. Rotorua
Ad 2dzAald cnlyY &a2dziKk 2F ¢Fdz2NF y3IFET ynanlY Yy2NIK 2F ¢
Auckland. This proximity (in terms of both travel distance and travel time) and accessibility to other major
OSyiNBa auNBy3aIldKSya w22 nNdkda&istRSaANI oAt AGE | a |

State highways 5, 30 and 36 connect south of the city centre angprthe western and eastern sides of
Lake Rotorua respectively, providing the key transport spines through urban Rotorua. All state highways
I NBE ONRGAOFE G2 GKS RAAGNAOGQA INRBGGK | yR RS@STt 2

CNRBY wmdoppc (2 HAmMoI w22 NHzvas a.2% péramiing it frodg 2010 tol26Ra 2 v
the growth rate had risen to 1.8% per annum and in 2020 the district population exceeded 77,300.

1.1.2 Implications for growth and urban development?

¢KS w2(i2N¥zl WdzNB Iy Sy-HB HR g Y SnfirRni dcisaBdiSecayiisedibi S a
the NP§ 5 Fa | ¢ASNI H daNBFYy SY@ANRYYSYy(G KHagivgsd o6A G
Palmerston North, Nelson Tasman, Queenstown and Dunedin. Much of the urban environment is subject
to constraints that limit & development potential, for example, natural hazards, infrastructure and land
tenure. In addition, low density zoning provisions affect the overall capacity and affordability associated
with new development.

1.1.3 What sort of development and growth are s&eing?

The number of houses built in the district has been increasing steadily from a low growth point in 2015.
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The majority of houses and subdivisions align with or exceed the minimum density requirements of the
District Plan however, in recent yearaufial has started to see more applications for one or two storey
dwellings on smaller lot sizes. These small dwellings have been primarily associated with
lifestyle/retirement villages or public housing. There is however an emerging interest in smalieg hou
typologies from some developers in relation to the provision of affordable housing.

In terms of greenfield locations, land is starting to be developed within the Wharenui block to the north
east of the city centre and 160ha of rural land has beenmnegzdo enable residential development at
t dzl SKny3IA o

1.1.4 How the District Plan Provides for Development?

The majority of the Urban Area is zoned to enable traditional low density development with small areas
zoned to enable medium density development clos&kt&t / . 5 ® ¢KS an2NR +Aff | =
NKAYySYdzidz FYR b3aInldzyl KIFI@S | ALISOAFAO T 2yAy3a NBC

Within the CBD, the plan allows for the development of apartments. This is however, limited by the
performance stadards within the Plan such as minimum unit size and overall limits on the heights of
buildings.

The Commercial zones includes two zones specifically focused on tourist activities and accommodation.
The remainder of the commercial areas are charactiyeneighbourhood and local shops.

The location of the industrial zones within the Rotorua district reflect historic industrial activities often in
close proximity to residential are@ne key aspect of the current District Plan is the provision fardassi
parks within the Business and Innovation zone. In partjch&Scion Business Park which has a focus on
forestry research.

The District Plan was developed during a period ofglmwth (and before the Covid9 virus outbreak
Toaddress the groimg need for a more sustainable delivery of housing that will also meet a changing
household structure, consideration is being given to developing a méwefiirpose District Plan through

a series of plan changes. Following the development of theptB¥A¢changes focusing on intensification

and the rezoning of greenfield land will not only enable more housing but a greater housing choice to meet
the needs of a changing community through enabling smaller housing typologies. A plan change focussing
on flooding caused by intense rainfall events will be progressed alongside the intensification plan change
to ensure that as Council enasietensification it is not increasing risk to people and the potential damage

to property.

These plan changes willth&r @ NE | AY (2 SyadaNB GKIFG [/ 2dzyOAt Ay ON
effects of climate change as the urban environment grows. The plan changes will also ensure a well
Fdzy OliA2yAy3d daNBFYy SY@ANRBYYSYy( G métdprogidefof thek s6¢iaNE &S
economic, and cultural wellbeing, and for their health and safety, now and into the future.
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1.1.5 Key Constraints to Development
Natural Hazards

1 The management of stormwater and risks associated with flooding is a significaal Inazard
F2N) w2(d2NHzZl & / 2dzy OAf KI & &a2dzZ3Kd LYy FNI &dNHOG d
stormwater network to address this issue.

1 There are also geotechnical constraints associated with development with the majority of
w2 2 NH#Hn@ BeingFhistorical lakebed. This results in issues in some areas such as unstable
soils at depth and also high water tables. Geotechnical reports are required for the majority of
new buildings.

1 There are also geothermal constraints, notably hot gramttigas, in some areas including parts
of the CBD andreas to the south of the city.

Infrastructure

1 Significant investment and upgrades are required in the three waters networks and particularly
in the stormwater network to support future growth. The nitrogen limit on the discharge from
the wastewater treatment plan could in future be a constraint orelibgpment.

1 To create good community outcomes as housing intensifies, parks, community infrastructure
such as libraries and aquatic facilities, as well as other public facilities like schools, are required.

Finance

1 In order to unlock greenfield opportur@s and support intensification, significant investment is
NEIljdzZA NER AYy AYFNI A0 NHZOGdZNBE® w2 2NHzt Qa ol fl yO
debtto-NBE @Sy dzS fAYAG&aE O2Y0AYSR gAGK SaoltrdAay3
ability to fund all the stormwater infrastructure investment required to support growth.

Land Development

T ¢KSNE A& I &adNRy3a RSAANB FNRBY 2KSydzr anz2NA
LI LI I nAy3aFod | 26SOSNE G KS &s tofdevOl@meni@l bagigfid & (0 K
faced by owners of general land), but also additional barriers because of the nature of Whenua
an2NX , difyssetl® more detail in the supporting Technical Reyile this is an
opportunity for the district and fofe Arawa, it requires a distinct work programme (supported
08 /2dzyOAf IyYyR 20KSNJ F3SyoOoAasSao G2 SyroftS IyR

1 Remaining larger lot, zoned land is held by a small number of land owners

1 There is capacity for infill developniehowever, this is limited by the relatively large minimum
aAGS aAl S NBIdANBYSyGa | ONR&aa Yzald 2F w2i2N
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Planning and Consenting

1 Developers indicate that the consenting process is problematic, stating that it takes too long to
bring land to the market and the process is complex.

1 Planning for resilience and natural hazards associated with growth and intensification is a priority.
However, modelling and assumptions required to support decision making can be problematic.

1 The planning framework is currently limited in its ability to enable a greater range of housing
typologies such as town houses and terraced housing due to densitgigihdl standards.

116 / 2dzyOAf Q& ! LLINRI OK 2 CdzidaNB tt+yy

The Long Term Plan 262031

¢CKS [2y3 ¢SNY tfly 6a[¢téov Aa F R20dzYSyid oKAOK a
and updated every three years. It describes #ttivities of Council and shows how the activities are
managed, delivered, and funded. A commitment was made in the LTP to unlock land for housing and
commercial development and the investment in core infrastructure, while ensuring the prudent ust of de

to initiate projects. Approximately $60m of growth projects were planned to be implemented over the next

10 years of the LTP. These include roading and three waters infrastructure to cater for growth in key areas
of the district such as WharenuiintBer 8 G I yR t dzl SKny3A Ay (KS g¢gSaido

The LTP also signalled the introduction of a Development Contributions Policy to help fund growth.

There were however a few of the growth projects that could not be budgeted for in the LTP and therefore
their delivery fdk outside the LTP 10 year timeframe:

1 A new 5,000r8 water storage tank in Wharenui Road for additional drinking water capacity to
service growth.

{ Easter®® growth enabling stormwater upgrades. However, $15m Crown Infrastructure Partner
(CIP) funding hdseen provided for the first 3 years and will be reviewed to reflect rate of actual
development for succeeding years.

1 Westerrt*growth enabling stormwater upgrades ($7.5m central government funding for the first
3 years and will be reviewed to reflect rafeactual development for succeeding years).

As discussed abovepme funding for unfunded stormwater projects has been sought through the

LYTFTNI AGNHzOGdzNBE | OOSt SN A2y Cdzy R o60aL! C¢0 Ay wdz @

The total budget for infrastructure growth projects followyear 10 (2031) in the LTP is $54m. These
infrastructure growth projects are associated with the 3 waters. Roading is generally funded by Waka
Kotahi (NZTA).

13 Refer map in Figured.
14 1bid.
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Infrastructure Acceleration Fund (IAF)

In March 2021, Central Government announced the $3.8bnHgud ! OOSt SNI GA 2y CdzyF
increase the supply of houses and improve affordability for home buyers and renters. A key component of
the fund is the IAF. The IAF aims to increase the pace and scale of housing delivery by helping to fund critical
infrastructure needed for developments. RLC will hear later in 2022 whether the applications in relation to
the central and western stormwater networks have been successful:

Central Proposal (IAF Funding Sought = $29m)

The proposal is to significantly upde the stormwater infrastructure in the central a(@&gure 1.3) This
includes redirecting water to towards the east (away from the Utuhina Stream) by upgrading Tilsley Road
pump station and increasing the stormwater pipe and drain capacity.

WesternProposal (IAF Funding Sought = $62m)

The proposal is to further progress stormwater upgrades and expansion in the western $Blmuntes
1.3) This includes construction of four major stormwater detention ponds / basins with wetlands and
upgrades to exting pipes and drains.

Spatial Planning (2018)

The Spatial Plan was developed to outline how the district will grow, develop and change over thirty years
02 RSEtAOGSNI w2i2NHz2 Q&4 wnon GAAA2Y FyR 321 fao

The aim of the Spatial Plan was to:

i1 Provide one picture of where the district is heading and highkgitareas for growth and
change.

1 Provide a guide for investment decisions at a local, regional and central government level.

1 Identify the key issues facing the district and the priorities that need to be advanced to address
these.

Following the completod ¥ G KS | . !'s GKS w[/ ¢gAft RS@OSt2L) I Cdzi
forms the basis for integrated, strategic and kbegn planning. A FDS will help RLC set thelbigh vision

for accommodating urban growth over the long term, and willtiflestrategic priorities to inform other
developmenirelated decisions, such as:

i District Plan zoning and related plan changes (e.g., greenfield and intensification plan changes)

i priority outcomes in longerm plans and infrastructure strategies, inchgddecisions on funding
and financing

i priorities and decisions in regional land transport plans.

The FDS will respond to the findings of the HBA about demand for and supply of housing and business land,
YR K2g YdzOK WRS@STt 2 LIYoSyeét expdcted dorhanc® The KR spatddly T A OA S
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identifies where long term growth should occur, considering other inputs like constraints on development.
RLC will use the FDS to:

1 set a higHevel approach for achieving wélhctioning urban environments.

1 specify how and where Council will provide sufficient development capacity to meet future
growth needs over the next 30 years.

1 set out the development infrastructure and additional infrastructure required and how to
integrate planning decisions with iagtructure and funding decisions.

1.1.7 Regional Policy Statement and Implications for Planning and Development

¢KS wS3aAA2ylf t2fA0e {GFAdSYSyld oawt{é0 LINPBARSA |
growth in the region and to enable developmentdustainable regional urban and rural form. The RPS
seeks to direct and maintain compact, vabkigned, and strongly connected urban areas to effectively

and efficiently accommodate growth. Intensive urban development is recognised as being necessary to
accommodate growth but with potential for adverse amenity, social, economic, cultural and transport
effects.

Implementation of the NRSD

RPS Change 6 is to implement the requirements of the IP&s at December 2021 it is in draft form,

and expected tde publicly notified by August 2022. The NESBrequires the RPS to be amended to be
responsive to plan changes for unanticipated oraftgequence urban developments that add significantly

to development capacity and contribute to welhctioning urbanenvironments. New policy will be
included to assess plan changes and reviews against specific criteria. A key criterion will be that the
development makes a significant contribution to the housing or business needs identified in the respective
HBA for thaurban environment.

Natural Hazards

The RPS takes a risk management approach to managing the development of land in relation to natural
hazards. This requires risk assessments to be undertaken in relation to larger resource consent applications,
when lard is rezoned and when District Plans are reviewed. Developments are required to achieve a low
level of risk within the development site without increasing risk outside of the development site.

1.1.8 What Challenges Does the Council Have to Deal With?

CouncRa 1S& NRBRftS Ay TFLFLOAEtAGIFGAY3 3INBGGK Aa G2 LN
development (roads, three waters, communiggilitiesand reserves), the zoning of land to allow for
development, and a regulatory framework to manage this dpweént. The increased demand for growth
requires significant additional funding to upgrade infrastructure; and increased resourcing to manage and
design projects, rezone land and process consents.

Central government has in recent times provided significaréstment through a number of funds.
However, there is still significant work to be undertaken to unlock development, and resourcing is an
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ongoing issue for Council. It is important to note that legislative reform and increased standards and
requiremens although important, create challenges.

There are a number of factors that influence development capacity and uptake which are beyond the
control of Council. These are issues like:

1 Demographic changes including migration rates.

1 External economic shocks on employment e.g., the impact of Covid on the Tourism sector.
1 Financial interest rates and lending criteria,

1 Household incomesnd

1 The influence of Tauranga and other regionatresron growth and employment, and the impact
of significant infrastructure projects (e.g., State highway upgrades).

These external or wider economic factors, and how they influence housing price rises and future
affordability are discussed later in thiBAd

1.2 HBA Objectives

The objectives of this repdriare to:

1 Provide robust information on the demand and supply and capacity of housing and business land
in Rotorua,

1 Quantify the development capacity that is sufficient to meet expected demamhedsing and
business land in the urban environment in the short, medium and long term;

1 Incorporate information and feedback from the housing and business development sectors;

1 Provide information on the likely impact of Council planning and infrastrucagisi@hs on
future affordability and competitiveness of the housing market; and

TLYT2NY K2dzaiy3d o62GG62Y tAiySas wSaz2dNDS alyl 3

RSOA&AZ2Y YIF{1Ay3d:x (GKS CdzidzNBE 5S@St2LIVSyd { NI

1.3 Approach Summary

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

local authorityc KA OK w2 G 2Ndzl [ F1S& /2dzyOAf odaw[/ €0 | yR
now classified as a result®dtoruabeing identified as a Tier 2 urban environment in the-NIB&ppendix

2. The following is a higavel summary of the adopted approaéturther detail is provided throughout
thisreport and in the supporting Technical Report.

15As set out in clause 3.20 of the NPS.
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The housing market and demaadsessment builds on detailed information of district level customised

and standard Census 2018 data, other StatiMic® ¢ { &t idcluding, but not limited to, dwelling
consent data, data purchased from CoreLogic on housing values, sale pricaschadgy patterns, and

/ 2 dzy hibkse@ldgrowth 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 prades specific insight on how the current and likely future demands for housing

by different groups in the community are met, including the demand for different types and forms of
housing. It also estimates future demand for housing by location withurlia® environment (discussed

below) and by attached and standalone dwelling types, as well as future dwelling demand by price band
for the urban environment andistrictas a whole.

¢KS o0dzaAySaa YINJSG YR RSYI yR ylrada 25a 3922wl AFak { R NSAR
by detailed industry for the total district, SNZ data on current employment by those same detailed
industries at a detailed spatial level, and national level research on land and floorspace ratios per person
employed by indstry. Combined, this data provides insight on how the current and likely future demand

for business land and floorspace relates to current and proposed business zones in the urban environment.

The HBAdraws on capacity modelling developed to comply wih $cope set out in the NRS® and
applied to Rotorua Distritd dzND | Yy .SSpesificslR, yitYieyitifies housinand business
development capacity that is plan enabled in the following ways:

91 Short term (202@; 2023)¢ land zoned for housing and buoess in the Operative District Plan
0 a h 5%Thiglesrludes any operative Future Urban Zones.

1 Medium term (202%; 2030)¢ as above plus land that is zoned for housing in a Proposed District
tfhy 6at5t£0d ! & {KS NBotiflediplay changes pendingidedisiir, the G A Y
medium term capacity is the same as in the short term.

1 Long term (203@ 2050)¢ as above plus land thatigentified for future urban use or urban
intensification in the Rotorua Lakes Spatial Plan (2018hese areas, and the zones assigned
to them are indicative only for the purpose of the HB&ure Urban Zones identified in the ODP
are also included within long term capacity.

The assessment of plan enabled capacity in the urban environment in thensbadicim, and long term is

a parcel level analysis that relies on the relevant development rules/standards of the zone in which it is
located to quantify net additional dwelling potential for attached and standalone dwelling types and/or
potential new busiess floorspace. The analysis takes into consideration argosel, precincts or sub

areas that apply to each parcel that may impact on future dwelling or business floorspace potential.

The modelling considers potential for

16 Refer clause 3.4(2) of the NBB. Zoned means residential dwellings and business activities have a permitted, controlled, or
restricted discretionary activity status.

17The NPS&JD specifies long terplan enabled capacity can include lagentified for future urban use or urban intensification in

an FDS or other relevant plan or strategy where this supersedes either the ODP or the PDP. Council is not requireéRthave a
until 2024.
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i infill development (i.e., wdre subdivided sections are vacant or where existing residential
sections can be further subdivided to accommodate one or more additional dwellings),

1 greenfield development (applicable only to land that has not yet been subdivided for urban
development)and

i for housing only, net additional capacity througddevelopment (i.e.where any existing
dwellings aretheoreticallyremoved and existing residential sections are developed to their
maximum density?

The NP&JD requires that Council provides at least sufficient development capacity urbés
environmentto meet expected demand for housiagd business growtim each time priod. This is not

limited to plan enabled capacity. In order to be sufficient, the development capacity must be plan enabled,
infrastructure ready, and feasible and reasonably expected to be redligetld WadzA G 6f SQ A\
business capacityThe NPSUD guidance sets out the indicative relationship between these four aspects

of capacity(as they pertain to housing development capacigplicated irFigurel.1 (note, the circles are

not to scale). As indicated in the image, the guidance assumes tedl plain enabled capacity is likely to

be infrastructure ready and/aommercially feasible (i.e., feasible to a develoger)l less development

capacity again lkely to be reasonably expectedy | f @ aAa F2NJ G6KAa | .! KIF&a &k
housing capacity closely follows the relativities shown in this conceptual thodel.

Figurel.l ¢ Development Capéty Modelc NPSUD Concept Rotorua Reality

NPS Concept

Infrastructure Ready

Commercially Feasible

EELETY
Expected to be
Realised

The approach taken in this HBA to model and discuss development capacity ifh®adii2g) and Part 3
(businesspf this reportfollows this guidangealthough commercial feasibility ofsidential capacity is
assessed independent of infrastructure ready capacity, as well as dependent of infrastructure ready
capacity in order to provide more clarity on the potential impact of Council planning as distinct to Council
infrastructure on housig market competitiveness and affordability

18 This HBA cwsiders only redevelopmempiotential based onexisting parcel boundariemnd does not test outcomes if parcel
boundaries are adjusted or adjoining parcels are aggregated
19 See Figure 9.1 later in this report.
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As such, lan enabled dwelling capacity in the short, mediand long term ifirstly assessed through the

lens of what is commercially feasibfg a broad level, this modelling considers the costs of delgeri
housing to the market (i.ebuild costs by type) relative to the potential sales price of those dwellings
(influenced by location in the urban environment) to determine if they are commercially feasible
(profitable) to develop.

Pan enabled capacityn the urban environmenin the short, mediumand long term isilsoassessed
through the lens of what is infrastructuservedin each time periodn terms of overall capacity at the
infrastructure catchment levé! That is, already serviced by adequag@elopment infrastructure in the
short term,will be serviced binfrastructure identifiedor fundingin the LTP in the medium term, il
be serviced bynfrastructure identified in thé 2 dzy DffastrQciure Strategy (202:2031) inthe long
term.2! The HBA relies on data supplied by Council orgtizetum of dwelling(and/or employment)
growth that is, or will be, infrastructure ready in regards to three waters infrastruettinegh focussed
on water supplyand wastewater capacity. The capacityof additional infrastructur® to service
development capacity over time is also considered at al@igh.

Finally feasibleplan enabled and infrastructurserveddwelling capacity in the short, medium and long
term is assessed through the lens of wisareasonably expected to be realigédhisconsiders what
quantum and type of dwellings may be expected to be delivered once commercial feasflalgtructure
constraints(including the timing of planned network extensions to service greenfieldtty areas)
development/site constraints and markagveloperpreferences (based on recent trends and anticipated
shifts) are factored in, given that zoning provisions enable the maximum development outcomes and what
may be reasonably expected to be developed in some locations can be an outcome less than the maximum
yield. Information and commentary from stakeholders in the residential development marketistiioe

has been incorporated in this assessment via a targeted online $tiWhgre practical his feedback has

been used to validate ardjust modellingassumptions specifically around commercial feasibility and
reasonably expected to be realised development capacity.

For business development capacity, plan enabled capacity is also assessed by what is infrastructure ready
using the same datas the housig assessmepdlthough applied through different modelling framework
Feasibilityand reasonably expected to be realised assessment is substituted for a Multi Criteria Assessment
6aal/! €0 I LIINEI OK I-UD\ glidahcS.SThil 4 religdAoi fpand tfegdback form
stakeholders in the local commercial development market.

The HBA concludes with an assessment of the sufficiency of development capacity for housing and business
demand growth in the urban environment in the short, medium, and long fEinim compares demand for
dwellings by type and location in the urban environment and demand for business land and floorspace in
urban environment business enabled zones, inclusive of a competitive margin of an additional 20% in the
short and medium ternand an additional 15% in the long term, with development capacity that is plan

20 |Infrastructure service catchments aligniwieporting areas in this HBA.
21 Refer clause 3.4(3) of the NBB.

22 Refer Glossary.

23 Refer clause 3.26 of the NBS.

24 See the supporting Technical Report for detailed results.
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enabled, infrastructure ready, commercially feasible and reasonably expected to be realised (or suitable)
by type and location.

Sufficiency of total dwelling capacity (alldgpin the district by price band is also assessed relative to total
dwelling demand by neawner households (plus a competitiveness margin) based on the price band they
can afford in the short, medium, and long term.

The final step in the HBA approach is to provide a discussion on the impact of council planttieg and
provision of infrastructure on the operation of theusing and busine¢snd market, andvhere possible
the affordability of housinthat may be constrcted on that land

1.3.1 Business as Usual Platform

LG A& AYLRNIFIYyG G2 NBO23yAasS (GKIG GKAA |aasSaay
6a.!1¢0 oFLasS OlFasSs Ay 6KAOK {#rS capaziNsSof dachNsBei
demographic group are assumed to continue into the medium and long term.

S
w

This is because one key purpose of the HBA is to identify the potential effects of planning provisions and
infrastructure onfuture housing provision, with a particular focus lwusingaffordability. However,
affordability is affected by a wide range of factors, including dwelling typology and size, income trends,
economic conditions, migration and so on, which are outside the control or influence of the Council as well
as by factors wére Council does have close influerceaotably the sufficiency of plan enabled and
estimated feasible capacity, including provision of infrastructure.

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

hold other influences as continuing at the current situation or trend, at least in the first instance. This
becomes especially important for understanding the parameters of housing affordability in the future.
Accordingly:

1. Population and househddare estimated from current and projected demographic trends
incorporated into the projection series developed faCRyy Infometrics, to reflect shifts in
population size and age structure, and the numbers of households of each type expected in the
district over time

2. For future household incomes, in the first instance, the current (2020) household income
distribution for households of each age and type are assumed to continue over the long term. This
allows for overall household incomesind distributiors (i.e., budget for housing controlling
affordability)i 2 aKA TG I OO0O2NRAY 3 -fBBShH KIINBRRBIOE dz8y @3
demographic changes only, in the base situation.

3. New housing typology, particularly the detached:attached split isreeskto follow the current
trend based on consents over the past 7 years. This allows for the expected mix of additional
dwellings to reflect more recent trends (again reflecting revealed preferences, but also potentially

BLG Aa FOly2eft SRISR GKIFIG GKS OdNNByid WNBGSFE SR LINBTFSNByOS:
preferences. l.e., they assume that households are living where they prefer, and in the dwelling they prefer. Thisediees$ not r

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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influenced by planning and infragtiture parameters over that) where attached dwellings account

for around onesixth of new dwellings consented, which remains close to the current overall
situation where detached dwellings account for approximately 88% of the total estate. This means
the additional dwellings to accommodate the larger population are estimated according to the
typologyandvalue mix of current additions, or the typolegyd-value mix of dwellings identified

in the feasibility analysis. The nature of the mix has direct imipfisafor the expected price of

new dwellings as detached dwellings are generally higher priced largely due to the cost of the land
underlying them and the ratio of floorspace to land area possible.

4. For housing tenure, the starting assumption is that thened vs notowned split for each
household group (household type and income) persists into the future. This is on the basis that
households in each group will achieve the same levels of ownership in the future as the equivalent
group in 2020. It is recog®d that those future households will have had a different history and
path to dwelling ownership or otherwise from the current households. However, rather than
speculate how the mix of economic and other circumstances might see higher or lower levels of
ownership in the future, the most useful starting point is simple projection of the status quo for
each group.

In particular, that provides a starting estimate of the numbers of future households in each group
who would be norowners, for the assessmentfature affordability. Otherwise, there is potential
to cloud the affordability assessment with 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 wssible. These matters are addressed in Section 10.

1.3.2 Future Outcomes

TheHBA is necessarily forwalmbking, into the long term future, and housing and business outcomes in
Rotorua will be driven by a wide range of influensEsne having effect at the riahal level, some at the

Bay of Plenty regional level, others at the local Rotorua level. The requirement to project forward and
examine outcomes over 30 years requires nrfatteted analysis including household growth,
demographic change, land supply a@edelopment, housing demands, household incomes, housing costs,
land value trends, built improvement trends, and others. These are alirétd¢ed aspects of the
economy, with their own growth and change trends going forward. Importantly too, econoreies a
characterised by cycles as well as trends, with both upward and downward shifts occurring over time, to
temper the effects of short term surges.

The future outlook for each, and their combined influence on housing outcomes, needs to be informed by
actual trends to date, and assumptions as to future trends. This is nothing new for future projections.
However, it is important to understand that many aspects need to be examined in combination and over
a long time period with effects which are cumulative aften compounding. This means that even small

and apparently conservative assumptions about change and growth may have significant effects, especially
on the medium and long term futures which the HBA requires to be estimated.

M.E have been careful to @w on reliable external sources where available and adopt a generally
conservative line. However, an important caveat is to state that the projected outcomes and findings in
this report are very sensitive to the assumptions which are applied to the arsalgsprojections.
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1.4 Urban Environment

An HBA is an assessment of the demand for hoasiddousinesand in urban environments, and the
development capacity that is sufficient to meet that demand in the short, medinchlong term. In
accordance with th&lPSUD, an urban environment means any area of land that is, or is intended to be,
predominantly urban in character, and that is, or is intended to be, part of a housing and labour market of
at least 10,000 people. This definition allows areas iderffifiédzoned for future urban development to

be included in the defined urban environment. It also allows discrete locations of urban land that have a
functional relationship with each other in terms of a housing and labour market to be part of the urban
environment, even when they are not contiguous.

According to SNZ the Rotorua urban area populasat June 2020 was 63,710 making up 82.4% of the
Rotorua district populatiofirable 1.1

Tablel.1l - Rotorua District Population Estimates by UrBamal Area (June 2020)

Population % of Distric

Urban-Rural Name (2018) Urban-Rural Type at June 2021 Population

Rotorua Large urban area 58,500 75.79
Ngongotaha Small urban area 5,210 6.7%
Sub-Total Urban Area 63,710 82.49
Hamurana Rural settlement 1,080 1.4%
Mamaku Rural settlement 900 1.2%
Tikitere Rural settlement 750 1.0%
Rotoiti Rural settlement 540 0.7%
Lake Okareka Rural settlement 520 0.7%
Mourea Rural settlement 420 0.5%
Kaingaroa Rural settlement 420 0.5%
Okere Falls Rural settlement 410 0.5%
Lake Tarawera Rural settlement 280 0.4%
Rotoma Rural settlement 270 0.3%
Other rural Rotorua DistrictRural other 8,020 10.49
Source: SNZ

The urban environment of Rotorua has been definedliaboration with Council and is illustratedrigure

1.2. It wasdetermined by overlaying the urban areas of Rotorua as defined in the SNZ Urban Rural
Geography claffication(Table 1.} with urban zones, with the ODP providing a clear distinction between
urban and rural zone typeghe urban environmenhakes up anoderate sharef the total district area,

which is dominated by rural land including substantial exotic and indigenous forest areas.

26].e., in a growth strategy, spatial plan or FDS.
27 Refer the supporting Technical Report for a map of the urban environment in the context of district boundaries.

Page |28



Figurel.2 ¢ Map of Urban Environment for Rotorua District

Rotorua Urban
Environment (HBA 2021)

Legend

Long Term Urban Environment

In terms of zoning, the urban environment includes Residential Zones 1, 2, 3,aaddhe Future
Residential 1 zone, as well as the Transitional (Residential to Light Industridf)AZaoeber of urba

zones provide for both housing and business activity. These include the City Centre 1 and 3 zones, and
Commercial 4 zones In relation to the Commercial 4 zone along Fenton Street, the assessment
anticipates a change to an indicatinexed use zone (Réon Street Entranceway Residential, Visitor
Accommodation, Commercial ZonEhis applies only in the long term modelling for the HBA.

Other urban zones provide only for business activity. These include the Light and Heavy Industrial zones,
Business & hmovation zonesxB), City Centre 2 Zone, Commercial 5 and 6 zones, City Entranceway Mixed
Use Zone, and Destination Reserves and Community Asset Reserves zoned within the extent of the urban
environment boundary.

The urban environment also takes a loagrt perspective; includingindicativeareas of future urban
expansion as identified in the Spatial Plan (2018). These are locatedEmsthen andd 3 2 y 3 fréds K n
of the urban environment (discussed below) and are assigned ODP zones for the puthmo$H3é.

¢KS NBald 2F GKS RAAGNROUG FNBIF 62dziaARS 2F GKS R
purpose of this HBA. The HBA is focussed primarily on the urban environment but includes analysis at the

28 The Pukehangi greenfield growth area is zoned Residential 1 in the District Plan.
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total district level and rural éironment level where appropriate. This approach satisfies the requirements
of the NPSJD.

Figure 1.3llustrates the locationadopted to report demand (and later capacity and sufficiency) of housing

AY w2i2NHzZ Qa daNBly SYGANBYYSYylid ¢KSbI2dZARTHE RO (A :
business assessment applies to business enabled zones within the total urbanneewi and doesot

report results by location.

Figurel.3 ¢ HBA 2021 Urban Location (Reporting Area) Boundaries

Rotorua Reporting Areas
(HBA 2021)

=
Ngongotahajs

Legend

Long Term Urban Environment

Reporting outside of these identified
areas comes under the "rest of district”
label.

1.5 Report Structure

The report is organised into four parts:

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

29This responds to clause 3.23 of the NFES
30This respods toclause 3.24f the NPSJD.
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2. Housingdevelopmentcapacityassessment! sufficiency ohousingcapacity®? housing bottom
lines?3a discussion ofuture affordability andhe impactsof planning and infrastructur®.

3. Business demand and capacity assessiiesuijtability of business capacifysufficiency of
business capacity and further discussion on the impacts of planning and infrastflcture.

4. Conclusionand recommendations.

Appendix A contains a glossary of commonly used terms. This report is suppa@feechyical Report

that provides further detail on certain aspects of the methodaqlaglglitional analysis tableas well as

analysis based oh 2 dzy OAf Q& Ff GSNYIFGAGBS ANRGGK LINRB2SOGAZ2Y
preferred growth outlook for planning purposé$fhe Technical Report functions as a series of appendices

for this Main Report and is not a standalone document.

31 Thisresponds to clause 3.25 and 3.27 of the NS

32This responds to clause 3.27 of the NFES

33 This responds to policy 7 and clause 3.6 of theWWPS

34 This responds to clause 3.23 of the NFES

35 This respond® clause 3.28 and 3.29 of the NBB.

36 This responds to clause 3.29(1)(b)(iii) and 3.29(2) of theJBPS
37 This responds to clause 3.30 of the NES

38 Growth projections are discusstdther in Part 1 of thiseport.
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PART § HOUSING MARKET ASSESSME




2 Housing Demand

The section presents estimates of demand for housing in Rotorua District in the short,
medium and long term. It takes account of expected growth in household numbers, and
the sociedemography of household growttg identify total and additional demand for
housing within the district, in relation to dwelling types, and locations within the urban
environment.

A highlevel summary of the approach to modelling housing demand is contained in the supporting
Technical R#ort.

The NP&JD identifies affordability as an issue and includes requirements of how well future demands will
0S YSG F2NJ dan2NR YR RATTSNBY i-exBdudivzlidhof Hoysehdlk S Oz
typesci K2aS 2F an2RAYSIREXYODYREFANYOFHA {nAy Il K2dza Ay
homeowners, lowncome households, seasonal workers, visitors and student accommodation. The
guidance is clear that the assessment should cover at least these types.

All of those groups arcounted within the usually resident households of an area, except for visitors, who
are either residents of other parts of New Zealand or overseas visitors temporarily in a city or district and
if present are captured in the Census night populationéaday in March). If seasonal workers are present

at the time of the Census they are counted, though there are not specific statistics on seasonal workers at
a finegrained level and household scale outside this time.

The following analysis provides keynsoary information on these groups (with the exception of visitors)
within the Rotorua community to the extent that they are captured in the available data. This assessment
ARSY(UATASE K2dzaSK2f Ra 2F an2NRA S Kfigsholder foaseHolgsR 2 { K
those in the 6574 years and 75 years and over age groups. It also differentiates households according to
dwelling tenure (including those with and without mortgages, or dwellings owned by a trust), and
differentiates among househa@daccording to income, since income is one of the major influences on
housing affordability, the other aspect being price.

Since the NRBD focus is on housing affordability, these matters are examined in more detail in Section 4
with assessment of dwellintenure and housing affordability, including detail on tenure, incomes, and
affordability for each ethnic group in the community (Section 4.2).

In relation to seasonal workers, it is noted that there is very limited information from which to identify
numbers or sociaemographic characteristics, or dwelling tenure. Since they are most commonly short to
medium term visitors for employment purposes, this group is characterised by relatively lower or middle
to low incomes, and most are likely to be tenargsiters) rather than owners of dwellings. To that extent,
seasonal workerg if they are counted at Census time as being part of the usually resident popglation
are most frequently included in the lower income and-namer segments within the total pofaion.

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

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

R_.Dhas adopted as the basis for its planning the population and household projections developed by
Infometrics Ltd (2R0).3 These projections include three scenarios of future growth: low, medium and
high.

Assessment in this HBA is based primaglly o/ 2 dzy OA f Q& Y S R Xtdavg the Nférmedk & O S
scenario)with some alternative assessment based on the high growth scenario (including in the supporting

¢ SOKYAOFEf wWSLENIOD® C2NJ ONBOAGeS (KAA klowgrowdSa Yz
scenario.

2.1.1 Total Population

Those projections are set outTiable2.1, with the medium projection indicating population growth of 4%
in the short term, 11% in the medium term, ar@®4. in the long term. That would see an additionz399,
persons by 2050, with thdistrict population at 9G93compared with 76,94in 2020. The high projection
would see an additional 48 persons over the dmde to 2030 (%) and an additionalr2943(+37%)

by 2050.

For comparisonTable2.1 also shows the most recent Statistics (SRIZ)projections (March 2021) for

Rotorua. The SNZ series indicates slower population growth than the Infometrics projections, the medium
variant shovwng an increase of % in the short term6% in the medium term, antll% in the long term.

The most recent SNZ projections allow for substantially more growth than earlier projected bgr $iNZ .
assessment, the Infometrics series has been adopteg, &1 li 6 A G K / 2dzy OAf Qa L2 aAdAa?

The focus is on the medium growth future, which is prudent as more cafgleity enabled and the
infrastructure to support itwould be required than in the low growth futurl.is notedthat any
projections of future growtltare subject to uncertainties, and unforeseen events. That said, there is a
considerable science base for demographic projections based on statistics on mortality and birth rates and
supported by information on migration flows both within New Zealand,aadd from overseas countries.

Further, the spread of demographic projections offers scope to cover a range of outcome¢Z3eweS

does not indicate probability of particular outcomes, though does indicate that the low population can be
expected to kb equalled or exceeded in 95% of futurenbinations (scenarios), the medium projection
equalled or exceeded in 50% of scenarios, and the high outcome equalled or exceeded in 5% of scenarios.
Equivalent indications are not available for the InfometricieseMhat said, the Infometrics series
represents alightlymore cautious approach for Courinilthe long term given the NRSD requirement

to provide forat leastsufficient capacity for growttdopting a relatively strong rate of growtklative to

the SNZ medium futureduces the prospect of undestimating future housing needs. Importantly,
projections are not forecasts. Projections are commonly used to indicate a range of possible outcomes, so

39 Further discussiononthe @St 2 LIYSy i 2F GKS / 2dzyOAft Qa Hnun LINRPE2SOGAZ2Yya:z
found in the supporting Technical Report.
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that their implications and differences may be urstieod, without tying analysis to a specific forecast of
what will or is most likely to happen.

Table2.1 ¢ Population Growth OutlookShort, Medium and Long Term

Current Short Term Medium Term Long Term
Projection 2020 2023 2020-23 202'05._23 2030  2020-30 2022'30 2050  2020-50 202;'50
Infometrics
High 76,327 | 80,299 3,972 Sep| 87,475 11,148 15%| 104,270 27942 37%
Medium 76,194 | 79,265 3,071 4%;| 84,593 8,399 11%| 90,593 14,399 19%
Low 76,075 | 78,356 2,281 3| 82,233 6,158 8%| 80,273 4,198 6%
StatsNZ
High 77,100 | 80,800 3,700 54| 86,000 2,900 12%| 99,100 22,000 29%
Medium 76,400 | 78,900 2,500 3%| 81,300 4,900 6%| 85,000 8,600 11%
Low 75,700 | 77,100 1,400 2%| 76,800 1,100 1%| 71,600 - 4,100 54

Source: ME Housing Demand Model 2021 infometrics 2020

2.1.2 Population Ageing

Similar to most areas of New Zealand, the Rotorua District population is expected to gradually age (the
average age increases) over time. This means that children and youngeo@gs become relatively less
important, as shares of the population, while the share in mature and older age groups increases.

Importantly, that does not mean that the population in younger age groups actually decreases, with the
change driven by the éneased longevity of people, and the Wl O2 3y A &SR RSY2 I NI LKA
postWar baby boom. The changes in the medium and long terms for each age cohort are défaiégl in

2.2, and illustrated irFigure2.1. The tables show that for most age cohorts, numbers increase in the
medium and longer term futures.
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Table2.2 ¢ Population Growth Outlook (Madn & High Future) by Age Cohort

A Medium Projection High Projection
ge , | | 2020-50
Cohort 2020 2030 2020-30 % 2050 2020-50 % 2020 2030 2020-30 % 2050 %

0-4yrs 5,276 6,391 2194 5,434 3% 5,340 6,192 1694 6,432 20%
5-9yrs 5,585 5,650 194 5,304 -599 5,660 5,896 4% 6,204 109
10-14yrs 5,644 5,172 -8% 5,631 0% 5,733 5,708 0% 6,401 12%
15-19yrs 5,048 5,066 0% 5,714 1394 5,070 5,532 9% 6,158 21%
20-24yrs 4,466 4,332 -3% 4,936 119 4,484 4,620 3% 5,331 19%
25-29yrs 5,675 5,069 -119%9 5,040 -1199 5,401 5,056 -6% 5,837 8%
30-34yrs 5,280 6,428 229 4,811 994 5,139 5,991 1799 5,995 17%
35-39yrs 4,493 6,641 48% 5,065 1394 4,499 6,274 39% 6,205 38%
40-44yrs 4,342 5,405 24% 4,876 1294 4,395 5,453 24% 5,772 31%
45-49yrs 4,706 4,316 -8% 5,036 799 4,758 4,616 -3% 5,555 17%
50-54yrs 4,766 4,135 -13% 6,092 28% 4,807 4,482 7% 6,101 27%
55-59yrs 4,780 4,502 -6% 6,229 309 4,853 4,916 1% 6,440 33%
60-64yrs 4,488 4,783 7% 5,335 199 4,498 5,224 1694 6,150 37%
65-69yrs 3,858 4,956 28% 4,457 1694 3,858 5,271 37% 5,674 47%
70-74yrs 3,085 4,523 47% 4,416 43% 3,074 4,682 52%4 5,573 81%
75-79yrs 2,185 3,453 58% 4,360 100% 2,206 3,563 62% 5,357 143%
80-84yrs 1,361 2,210 6294 3,815 180% 1,376 2,300 67% 4,500 227%
85-89yrs 1,158 1,560 35% 4,040 249% 1,179 1,698 44% 4,586 289%
Total 76,194 84,593 1194 90,593 199 76,327 87,475 159 104,270 37%

Source: Infometrics for Rotorua District 2020

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 cohBigsig2.1).

Figure2.1 ¢Population Age Structure 2030 (Medium (left) and High Futures (right))
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2.1.3 Population Ethnicity Trends

The growth projetions also indicate trends in ethnicity into the long term. Nationally, the expected trend
is for increases in the shares of the populatioa af 2 Rakific and Asian ethnicities, and a corresponding
decrease in the share of those of European and ottierigities?® Total population of all ethnicities will
also increase, but the rate at which they increase is the key driver of the proportional changes.

The SNZ ethnicity projections by ethnicity come with caveats because the Census 2018 records all
ethnicities identied by respondents, and many specify two or more ethnicities. Accordingly, the SNZ
ethnicity-based projections recognise two (or more) ethnicities, and so the base populations and the future
projections sum to more than the counts and projections for ttal fpopulation. To adjust for the owver
projection, for this assessment each ethnitised projection has been factored down, so that the sum

of the ethnicitybased projections matches the total projection. That is, it is assumed that the degree of
overcount appliegro ratato each ethnicity.

The Rotorua District projections indicate a long term increase in the share of European ethnicity, growing
from the current 57% to reach 60% by 2050 in both the medium and high proje@idne2(3). The share

of a n 2dWRicity is pragded to decrease, from the current 31% to 29%. The projected shares of Pacific,
Asian and other ethnicities show minimal chanfiee projections indicate a different path for Rotorua
compared with the national pattern, where medium and long term the European share of the total
population is expected to decrease, whilen 2 IR#cific and Asian ethricishares are expected to
increase.

Table2.3 ¢ Population Growth Outlook by Ethnicity Medium and Long Term

Medium Projection High Projection

Ethnici 2020.
ty 2020 2023 2030 2050 2020-50 % 2020 2023 2030 2050 Oc;z &

European| 43,500 45,480 49,190 54,220 25% 43,610 46,140 51,010 62,580 43%
an2NJN 23870 24,630 25,840 26,640 1294 23,910 24,940 26,650 30,510 28%
Pacific 3,200 3,290 3,440 3,500 9% 3,210 3,330 3,550 4,010 25%
Asian 4,160 4,350 4,480 4,550 9% 4,140 4,340 4,570 5,210 269
MELAA 360 370 400 390 8% 360 380 410 450 25%
Other 1,100 1,150 1,240 1,300 1894 1,100 1,170 1,280 1,510 37%
Total 76,190 79,270 84,590 90,600 1994 76,330 80,300 87,470 104,270 37%
Share %

Europea;J 57% 57% 58% 60% 57% 57% 58% 60%
anz2N 31% 31% 31% 29% 31% 31% 30% 29%

Pacific 4% 4% 4% 4% 4% 4% 4% 4%

Asian 5% 5% 5% 5% 5% 5% 5% 5%

MELAA 0% 0% 0% 0% 0% 0% 0% 0%

Other 1% 1% 1% 1% 1% 1% 1% 1%

Total 100% 100% 100% 100% 100% 100%  100% 100%

Source: Infometrics for Rotorua District 2020; adjusted for ethnicity double-count

40 http://nzdotstat.stats.govt.nz/wbos/Index.aspx
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2.2 Household Socidemography 2020

The key driver of housing demand is the humber of resident households, while thelesaoigraphic
characteristics of households are important influences on the nature of housing demand, and the
affordability of housing. There is considerable detail from Census 2018 and other sources about Rotorua
households which gives scope for analysis in somel.dEksit said, this section focuses on the major
household characteristics known to influence housing demand and affordapiligusehold type,
especially as between ofperson and couple households, and family households; household age, since
stage in thdife cycle is the other key driver of housing need; household ethnicity, also influencing housing
preferences; and household income as the main influence on ability to pay for housing, and therefore
housing affordability. These aspects are examined asvayocombinations, with household type as the
common factor.

As at 2020, Rotorua has an estimated 29,000 households, an increase of 1,200 over the 2018 Census
figuret.

The survey of residential development sector stakeholders showed that most of the demand for new
dwellings was from existing households moving within the Rotorua housing market. Demand from people
moving to Rotorua from elsewhere in New Zealand the sdaogelst purchase group and when combined

with demand from people moving to the district from overseas, showed that overaligiation is a key
drive of demand for housing in Rotorua. There is also some market demand from investors (within and
outside ofthe market), and from holiday home purchasers outside of the market. There was little eidence
from the survey that speculative section buyers and house builders was a feature of the Rotorualhousing
market at this time. In places like Queenstown, sectianoften change hands several times before bging
purchased by the future occupant as buyers/investors seek to capitalise on the rapid growth in land values
due to high demand.

2.2.1 Household Type and Income

The current household structure is showTable2.4. Couple households are the most numerous (9,170)
accounting for nearly136% of the total. Family households account for 41% of the total, witl® &25
parent families (including 1,940 larger families with 3 or more children, 6.7%) and the §&Ghtl
families accounting for 1&% of the total. Ong@erson households make up a substantial share, at 6,670 in
total (230%). The balance are muiimily households (420, 1.4%) and ffamily households typically
flatting situations (730, 2.5%).

There is a wide spread of household incomes. Some 20% of households (5,850) have incomes of $30,000
or les€? and another 16.7% (4,840) have incomes in the $80®$50,000 range. This means 37% of all
households have incomes of less than $50,000, a higher share than the national pattern (34%). Atthe other
end of the spectrum, there are an estimated 5,850 households (20.1%) with incomes of $120,000 or higher.
This compares with 25.6% in that band at the national level.

41 Infometrics 2020
42These are the Census 2018 income bands.
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The largest share of households (43.0%) lies in thénmiadne bands between $50,000 and $120,000 per
year. SNZ income data suggests that household incomes in the Bay of Plenty region ingréa&3#d b
between 2018 and 202@Relatively large segments in the lower income bands include single person
households (many of them retired persons) angdaient families, both in the relatively vulnerable
categories for noowner households.

Table2.4 ¢ Households by Type and Income Band 2020

$30- $50- $70- $100- $120-
Household Type <$30,000 50000 70,000 100,000 120,000 150,000 $150,0004- Total
One Person household 3,110 1,650 950 580 200 80 100 6,670
Couple household 810 1,340 1,470 1,890 1,180 1,010 1,470 9,170
2 Parents 1-2 children 300 560 870 1,470 930 880 1,300 6,310
2 Parents 3+ children 110 200 320 490 280 220 320 1,940
1 Parent Family 1,370 910 650 470 180 80 100 3,760
Multi-family household 20 40 50 80 50 70 110 420
Non-family household 130 140 130 140 80 50 60 730
Total Households 5,850 4,840 4,440 5,120 2,900 2,390 3,460 29,000
One Person household 10.7% 5.7% 3.3% 2.0% 0.7% 0.3% 0.39 23.09
Couple household 2.8% 4.6% 5.1% 6.5% 4.1% 3.5% 5.19 31.69
2 Parents 1-2 children 1.0% 1.9% 3.0% 5.1% 3.2% 3.0% 4.59 21.89
2 Parents 3+ children 0.4% 0.7% 1.1% 1.7% 1.0% 0.8% 1.19 6.79
1 Parent Family 4.7% 3.1% 2.2% 1.6% 0.6% 0.3% 0.39 13.09
Multi-family household 0.1% 0.1% 0.2% 0.3% 0.2% 0.2% 0.49 1.49
Non-family household 0.4% 0.5% 0.4% 0.5% 0.3% 0.2% 0.29 2.59
Total Households 20.2% 16.7% 15.3% 17.7% 10.0% 8.2% 11.99 1009
Relative Concentration
One Person household 231 1.48 0.93 0.49 0.30 0.15 0.13
Couple household 0.44 0.88 1.05 1.17 1.29 1.34 1.34
2 Parents 1-2 children 0.24 0.53 0.90 1.32 1.47 1.69 1.73
2 Parents 3+ children 0.28 0.62 1.08 1.43 1.44 1.38 1.38
1 Parent Family 1.81 1.45 1.13 0.71 0.48 0.26 0.22
Multi-family household 0.24 0.57 0.78 1.08 1.19 2.02 2.20
Non-family household 0.88 1.15 1.16 1.09 1.10 0.83 0.69

Source: ME Housing Demand Model 2021

To illustrate the important relationships between household types and income levels, the lower part of the
table indicates the relative concentration of eachetyyy income segment within the community. Values
shaded blue show higher than jysb rataincidencé®. For exampleone person households are strongly
represented in the lowest income band, as are 1 Parent families. Couple households and 2 Parent familie
with children have a relatively high incidence in the middle and upper income bands.

2.2.2 Household Age

Table2.5 shows the distribution of household typeacross the age cohorts. As expected, in the younger
age cohortsfamilies with children dominate, whereas in the older age copsirigle person households
and couples dominate.

This pattern is as expected given the changes as households progregb theolife stages, and families
gAGK OKAfRNBY (KSy 3IA@GS gl & G2 aSvyLiie ySaagSNE O:

BEKAA Ad AY STFSOG F wiz20FdAz2zy 1jd2iASyiQ 6KSNB @FfdzSa INBI
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issue often becomes progressively more important forowner households in the middle and later years,
as remaiing lifetime earning potential reduces, and ability to access housing finance often reduces.

The relative concentration ratio shows more one person and couple households in the older age cohorts,
and families with children relatively grouped into theryger age bands, 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+ Total
One Person household 750 510 590 1,450 1,390 2,030 6,720
Couple household 1,570 530 580 2,620 2,260 1,570 9,130
2 Parents 1-2 children 1,630 1,670 1,560 1,080 230 110 6,280
2 Parents 3+ children 400 840 580 120 20 10 1,970
1 Parent Family 1,170 800 780 600 170 220 3,740
Multi-family household 110 50 90 130 40 10 430
Non-family household 350 60 60 120 90 50 730
Total Households 5,980 4,460 4,240 6,120 4,200 4,000 29,000
One Person household 2.6% 1.8% 2.0% 5.0% 4.8% 7.0% 23.29
Couple household 5.4% 1.8% 2.0% 9.0% 7.8% 5.4% 31.59
2 Parents 1-2 children 5.6% 5.8% 5.4% 3.7% 0.8% 0.4% 21.79
2 Parents 3+ children 1.4% 2.9% 2.0% 0.4% 0.1% 0.0% 6.8%
1 Parent Family 4.0% 2.8% 2.7% 2.1% 0.6% 0.8% 12.99
Multi-family household 0.4% 0.2% 0.3% 0.4% 0.1% 0.0% 1.5%
Non-family household 1.2% 0.2% 0.2% 0.4% 0.3% 0.2% 2.5%
Total Households 20.6% 15.4% 14.6% 21.1% 145% 13.89 100.09
Relative Concentration

One Person household 0.54 0.49 0.60 1.02 1.43 2.19

Couple household 0.83 0.38 0.43 1.36 1.71 1.25

2 Parents 1-2 children 1.26 1.73 1.70 0.81 0.25 0.13

2 Parents 3+ children 0.98 2.77 2.01 0.29 0.07 0.04

1 Parent Family 1.52 1.39 1.43 0.76 0.31 0.43
Multi-family household 1.24 0.76 1.43 1.43 0.64 0.17
Non-family household 2.33 0.53 0.56 0.78 0.85 0.50

Source: ME Housing Demand Model 2021
2.2.3 Household Ethnicity

Table2.6 shows the estimated distribution of household types across the ethnicity groups. Households of
European ethnicity are relatively concentrated in the one person and couple household segments, a
pattern generally consistent with their older average ages. Householdsno? W&cific and Asian
ethnicities show relatively stronger incidence across family households with children, both 2 parent and 1
parent.
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Table2.6 ¢ Households by Type and Ethnicity 2020

Household Type European a n 2 NJPacific Asian Total
One Person household 4,660 1,420 170 480 6,730
Couple household 6,030 2,150 270 690 9,140
2 Parents 1-2 children 3,400 1,910 260 720 6,290
2 Parents 3+ children 1,020 610 80 250 1,960
1 Parent Family 2,060 1,130 160 400 3,750
Multi-family household 250 120 10 40 420
Non-family household 400 220 30 60 710
Total Households 17,820 7,560 980 2,640 29,000
One Person household 16.1% 4.9% 0.6% 1.7% 23.29
Couple household 20.8% 7.4% 0.9% 2.4% 31.59
2 Parents 1-2 children 11.7% 6.6% 0.9% 2.5% 21.79
2 Parents 3+ children 3.5% 2.1% 0.3% 0.9% 6.8%
1 Parent Family 7.1% 3.9% 0.6% 1.4% 12.99
Multi-family household 0.9% 0.4% 0.0% 0.1% 1.4%
Non-family household 1.4% 0.8% 0.1% 0.2% 2.4%
Total Households 61.4% 26.1% 3.4% 9.1% 100.09
Relative Concentration

One Person household 1.13 0.81 0.75 0.78

Couple household 1.07 0.90 0.87 0.83

2 Parents 1-2 children 0.88 1.16 1.22 1.26

2 Parents 3+ children 0.85 1.19 1.21 1.40

1 Parent Family 0.89 1.16 1.26 1.17
Multi-family household 0.97 1.10 0.70 1.05
Non-family household 0.92 1.19 1.25 0.93

Source: ME Housing Demand Model 2021  (note European includes other ethnicities)

2.3 Household Growth

The population growth underpins the growth in household numitgeserally, household numbers tend
to increase slightly ahead of populatigrowth. There are a number of reasons for this, nothblyause
the ageing of the population sebigher sharein the adult age groupwith potential to form their own
householdswhile social trends have seen higher shares ofpmisonhouseholds

This section addresses overall household growth at theatlilgivel, and projected changes in key factors
influencing housing demand, notably household type, and household incomes. The household projections
are derived from Infometricg further detail is provided in the supporting Technical Report.

2.3.1 Total Houskolds

Estimated futurehousehold numbers are set out Trable2.7. 4 In the medium projection, household
numbers are projected to increase from the remt 29,000 households (June 2020) by 6% Q0,7
households) in the short term, therb% (4300 households) in the medium term, and@%2 {,800
households) in the long term. The annual increase would be some 580 in the short term, 430 over the next

44 See also the supporting Technical Report for a graph of these projections fro205020
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decade, ad 260 over the long termThis future would see 33,300 resident households in the district by
2030, and 37,100 by 2050.

Table2.7 ¢ Household Growth Outlook Medium and High Futures

Future 2020 2023 2028 2030 2033 2038 2043 2048 2050
High Projection 29,000 30,900 33,600 34,300 35500 37,300 39,500 41,700 42,600
Change 1,900 4,600 5,300 6,500 8,300 10,500 12,700 13,600
Change % 7% 16% 18% 22% 29% 36% 44% 47%
Change %pa 2.1% 1.9% 1.7% 1.6% 1.4% 1.4% 1.3% 1.3%
Medium Projection 29,000 30,700 32,800 33,300 34,000 34,700 35,600 36,500 36,800
Change 1,700 3,800 4,300 5,000 5,700 6,600 7,500 7,800
Change % 6% 13% 15% 17% 20% 23% 26% 27%
Change %pa 1.9% 1.6% 1.4% 1.2% 1.0% 0.9% 0.8% 0.8%
Source: ME Housing Demand Model 2021 Infometrics 2020 Totals rounded to nearest 100

2.3.2 Household Demography and Income

As well as growth in household numbers, considerable change is anticipated in the compaosition of the
household sector. The general trend is for the ageing of the papulatisee the greatest increases in one
person households and couple households, with significantly smaller net increases in family households
with children Table2.8) 4

Table2.8 ¢ Household Growth Outlook by Typ&hort, Medium and Long Term (Medium Future)

Household Type Current Short Term Medium Term Long Term

2020 2023 2020-23 2020-23 2030 2020-30 2020-30 2050 2020-50 2020-50
One Person household 6,670 7,080 410 6% 7,940 1,270 199 9,780 3,110 47%
Couple household 9,170 9,920 750 8% 10,750 1,580 1799 12,120 2,950 32%
2 Parents 1-2 children 6,310 6,580 270 49% 7,130 820 13% 7,150 840 13%
2 Parents 3+ children 1,940 2,040 100 5% 2,220 280 14% 2,210 270 14%
1 Parent Family 3,760 3,880 120 3% 4,050 290 8% 4,320 560 15%
Multi-family household 440 460 20 5% 450 10 2% 450 10 2%
Non-family household 720 760 40 6% 780 60 8% 810 90 13%
Total 29,000| 30,700 1,700 6% 33,300 4,300 15% 36,800 7,800 27%
Source: ME Housing Demand Model 2021 Totals rounded to nearest 10

This medium future would see one person and couple households accounting for arodholds/d the

total household growth in the medium term, and over thoemrters of the increase in the long term.
Nevertheless, the socitemographic structure of the household sector is expected to shift relatively slowly
over time. This is shown Higure2.2.

45 Refer the supporting Technical Report forthedqiivSy i |yl feaira 2F (GKS /2dzyOAf Qa KA3IK
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Figure2.2 ¢ Projected Households Rotorua Distgdfledium Growth Future
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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 houseboldeirare
expected to persist into the medium term. The projected patterns in the medium future are shibsisidn

2.9.

Table2.9 ¢ Household Growth Outlook by Incom&hort, Medium and Long Term (Medium Future)

Current Short Term Medium Term Long Term

Household Income

Band 2020 2023 2020-23 2020-239% 2030 2020-30 2020-30% 2050  2020-50 2020-50 9]
Under $30,000 5,880 6,260 380 694 7,030 1,150 209% 8,420 2,540 43%
$30-50,000 4,840 5,160 320 799 5,730 890 18% 6,650 1,810 37%
$50-70,000 4,440 4,730 290 799 5,150 710 16% 5,660 1,220 27%
$70-100,000 5,120 5,400 280 594 5,750 630 12% 6,000 880 17%
$100-120,000 2,900 3,060 160 694 3,240 340 12% 3,340 440 15%
$120-150,000 2,380 2,490 110 594 2,620 240 10% 2,760 380 16%
$150,000+ 3,460 3,630 170 59 3,810 350 1094 4,010 550 16%
Total 29,000 30,700 1,680 6% 33,300 4,280 1594 36,800 7,780 27%
Source: ME Housing Demand Model 2021 Totals rounded to nearest 10

2.4 Current Housing Demand 2020

2.4.1 Dwelling Pattern 2018

Table2.10 provides a summary of the Rotorua District housing supply and occupancy as at Census 2018. It
shows 28,563 private dwellings and 315 4poivate dwellings. The neprivate dwellings arehownfor
completenessand include dwellings described as providing communal types of accommodtitese
dwellings provide for a proportion of demand, particularly temporary or transitory demand from visitors
some of these dwellings however provide tempgraccommodations for residents while they are in
hospital or prison so are in addition to private housing denfahthe private dwellings 25,236 (88%) were
recorded as occupied at the Census with another 7% indicated as residents being temporaril¥ ladisent.
indicated up to 5% were not usually occupied. Includingpnimate dwellings, just under 27,400 were
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indicated as occupied, with 1,383 (5%) not usually occupied. The estimate of occupied dwellings concords
quite well with the number of usually resit households as at 2018.

Table2.10 ¢ Housing Supply Situation at Census 2018

Non-

Private T vaie Non- Private Total Total
Census 2018 : Dwellings NZ Average Private : NZ Average ' Dwellings
Dwellings : Dwellings Dwellings Average
% Dwellings %
Private Dwellings 28,563 100% 315 100% 28,875 1009
Occupied 25,236 88% 89% 225 71% 66% 25,461 88% 89%
Unoccupied 3,228 119 10% 93 30% 33% 3,318 11% 10%
Owners Away 1,914 7% 5% 24 8% 8% 1,935 79% 5%
Empty Dwelling 1,314 5% 5% 69 22% 25% 1,383 5% 5%
Under Construction 99 0% 1% - 0% 1% 99 0% 1%
Usually Occupied 27,150 95% 94% 249 79% 74% 27,396 95% 94%
Usually Unoccupied 1,413 5% 6% 66 219% 26% 1,479 5% 6%
Compare Resident Households (2018) 27,830
Difference (n) 434
Difference % 1.6%

Source: Census 2018

It is noted that Census figures can estte the numbers of usually unoccupied dwellings, especially
because of thdifficulty of identifying usual residents who are absent at Census time. Studies by SNZ in
some main cities have shown that commonly between 0.5% and 1.0% of dwellings are usually unoccupied,
in most instances a smaller figure than the Census snapshatitiidgon is complicated in cities such as
Rotorua where tourism is an important part of the economy, and a higher share than average of the total
estate is holiday dwellings, owned by residents of other areas.

As discussed above, the NPS seeks assessentford RA FFSNByYy i GeLilSa |yR F2NX:
lowerO2 4G K2dzAAy 33 LI LI 1 nAy3lL I | YR &Shezagaydistfor thig NJ S N
HBAfocuses on housing for the resident population, @ridcludes housing by price poiwhich covers

0KS af 2¢SNcakfayll K2dzaAy 3¢

However, there is no Census information available on worker or student accommodation, which may be
differentiated within the general neprivate dwelling category, or other comprehensive data available.
Noristhé\B & LISOAFAO RSGFAET 2y LI LI InAy3adl G2 akKz2g GK:
LI LI I nAy3l INBE AyOtdzZRSR Ay GKS LINAGIFGS RgStftAy:
O2YYSyYydlINE 2y RSYIFYR F2NJ L¥ddvidedin Sedtibn 216 yefow.| I dzY | { dzt

2.4.2 Resident Housing Demand and Tenure 2020

Table2.11 provides detail of the overall dwelling tenure patterns and dwetipgs for 2020. These
estimates are based on the patterns identified from Census 2018, factored up according to estimated
growth in resident household numbers between 2018 and 2020 (based on Infometrics projections). It is
assumed that the relationshipgtween dwelling tenure and dwelling type evident in 2018 have endured
across the two years, and these have been appliedataaccording to numbers of resident households

for 2020.
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As at 2020, some836 of dwellings occupied by resident households weparste houses, with a further
3,630 attached dwellingsZ%). The attached dwellings are predominantydtey buildings (according to

Census data), with around ofié&h of attached dwellings in building of 2 or 3 storeys.

Table2.11 ¢ Resident Dwelling Tenure and Dwelling Types 2020

Dwelling Tenure 2020

Owned with mortgage

Detached
Separate Joined 1 Joined 2- Joined 44

House Storey 3 Storey Storey Attached Dwelling Dwellings

7,880

370

Attached

110

Total

480

Other

Total
Total

8,360

Owned without mortgage 6,170 600 100 700 6,870
Owned by Trust 2,830 170 50 220 3,050
Total Owned or in Trust 16,880 1,140 260 1,400 18,280
Not Owned 8,580 1,640 420 20 2,080 60 10,720
Not elsewhere included - - - - -

Total Housing 25,460 2,780 680 20 3,480 60 29,000
Owned with mortgage 27% 1% 0% 0% 2% 0% 29%
Owned without mortgage 219% 2% 0% 0% 2% 0% 24%
Owned by Trust 10% 1% 0% 0% 1% 0% 11%
Total Owned or in Trust 58% 4% 1% 0% 5% 0% 63%
Not Owned 309 6% 1% 0% 79% 0% 37%
Not elsewhere included 0% 0% 0% 0% 0% 0% 0%
Total Housing 88% 10% 2% 0% 129% 0% 100%

Source: ME Housing Demand Model 2021

The table also shows the tenure pattern across Rotorua District. Overall, some 63% of dwellings are owned
or in a trust, with 37% rented. Of those owned, more than half #reredwned without anortgage(24%)
or held in a trust. The other owned dwellings (29% of the total) are owned with a mortgage.

The ownership rates are higher for separate houses than for attached dwellings. The estate includes some
16,880 owned separateouses (two thirds of all separate houses), and 1,400 owned attached dwellings,
or 18,280 overall. In contrast, ownership rates are lower for attached dwellings with more than half of

these rented.

This base pattern is important in relation to projecteogh in household numbers and implied demand
for additional dwellings, especially as to considerations of dwelling affordability and future ownership and

rental rates.

Note - includes rounding

2.4.3 Household Type and Tenure 2020

Table2.12 provides detail of the overall dwelling tenure patterns among different types of households.
FNBE RAFFSNBYydGAlF(dSR
number of dwellings for which tenure is not specifidte dverall pattern reflects the household structure

563t tAy3a

in the Rotorua community.

However, there are important differences between household types in terms of the dwellings occupied,
and dwelling tenure. To show this, the lower part of the table indicateseth&ve concentration or
incidence within the community, with blue shading showing higher thaprusataincidence. The relative

concentration ratios show that:

1 Couple households have a high incidence of living in detached dwellings which they own.
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1 For one person households there is relatively high concentration into attached dwellings, both
owned and rented.

1 2 Parent families 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 nefamily households are relatively concentrated in rental
detached dwellings.

1 The reverseloviously applies where relative incidence is less than 1.0.

Table2.12 ¢ Household Types and Dwelling Tenure 2020

Owned or Trust Not Owned Total
Household Type 2020 Detached Attached Total Detached Attached Total Detached Attached
One Person household 3,290 620 3,910 1,750 950 2,700 5,040 1,570 6,610
Couple household 6,700 440 7,140 1,610 430 2,040 8,310 870 9,180
2 Parents 1-2 children 3,940 200 4,140 1,820 360 2,180 5,760 560 6,320
2 Parents 3+ children 1,090 20 1,110 780 50 830 1,870 70 1,940
1 Parent Family 1,320 100 1,420 2,050 290 2,340 3,370 390 3,760
Multi-family household 240 10 250 160 20 180 400 30 430
Non-family household 290 - 290 410 30 440 700 30 730
Total Households 16,900 1,400 18,300 8,600 2,100 10,700| 25,500 3,500 29,000
One Person household 11% 2% 13% 6% 3% 9% 17% 5% 23%
Couple household 23% 2% 25% 6% 1% 7% 29% 3% 32%
2 Parents 1-2 children 14% 1% 14% 6% 1% 8% 20% 2% 22%
2 Parents 3+ children 4% 0% 49 3% 0% 3% 6% 0% 7%
1 Parent Family 5% 0% 5% 7% 1% 8% 12% 1% 13%
Multi-family household 1% 0% 1% 1% 0% 1% 1% 0% 1%
Non-family household 1% 0% 19% 1% 0% 2% 2% 0% 3%
Total Households 58% 5% 63% 30% 7% 37% 88% 12% 1009
Relative Concentration
One Person household 0.85 1.94 0.94 0.89 1.98 1.11 0.87 1.97
Couple household 1.25 0.99 1.23 0.59 0.65 0.60 1.03 0.79
2 Parents 1-2 children 1.07 0.66 1.04 0.97 0.79 0.93 1.04 0.73
2 Parents 3+ children 0.96 0.21 0.91 1.36 0.36 1.16 1.10 0.30
1 Parent Family 0.60 0.55 0.60 1.84 1.07 1.69 1.02 0.86
Multi-family household 0.96 0.48 0.92 1.25 0.64 1.13 1.06 0.58
Non-family household 0.68 - 0.63 1.89 0.57 1.63 1.09 0.34
1 Not Owned includes NEI Note - includes rounding

These patterns offer simple but important guidance as to future housing needs and preferences
particularly because different segments within the community are expected to grow at different rates into
the future. Future housing demand by type is discussed fuiriigection 2.5.

That said, the concentration ratios are guidance, and not absolutsures. There are substantial
numbers of households across both detached and attached dwellings, and both ownership and rental (as
shown in the simple number count in the upper parTable2.12).
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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 high incidence in rented dwellings, both
detached and attached. When dwellings are owned, there is relatively strong concentration on attached

dwellings.

The pattern s rather different for middle to higher income households. These show relatively high
incidence of ownership, rather than rental, and ownership of detached rather than attached dwellings.
Again, the caveat is that there are substantial numbers of householelch income band across both

detached and attached dwellings, and both ownership and rental.

Table2.13 ¢ Household Income and Dwelling Tenure 2020

Owned or Trust Not Owned Total

Househaldiincome Detached Attached Total Detached Attached Total Detached Attached

Under $30,000 2,170 370 2,540 2,370 920 3,290 4,540 1,290 5,830
$30-50,000 2,410 260 2,670 1,730 430 2,160 4,140 690 4,830
$50-70,000 2,430 210 2,640 1,470 320 1,790 3,900 530 4,430
$70-100,000 3,200 190 3,390 1,500 230 1,730 4,700 420 5,120
$100-120,000 2,100 130 2,230 600 90 690 2,700 220 2,920
$120-150,000 1,780 100 1,880 440 60 500 2,220 160 2,380
$150,000+ 2,790 140 2,930 460 80 540 3,250 220 3,470
Total Households 16,900 1,400 18,300 8,600 2,100 10,700 25,500 3,500 29,000
Under $30,000 7% 1% 9% 8% 3% 11% 16% 4% 20%
$30-50,000 8% 1% 9% 6% 1% 7% 14% 2% 17%
$50-70,000 8% 1% 9% 5% 1% 6% 13% 2% 15%
$70-100,000 11% 1% 12% 5% 1% 6% 16% 1% 18%
$100-120,000 7% 0% 8% 2% 0% 2% 9% 1% 10%
$120-150,000 6% 0% 6% 2% 0% 2% 8% 1% 8%
$150,000+ 10% 0% 10% 2% 0% 2% 11% 1% 12%
Total Households 58% 5% 63% 30% 7% 37% 88% 12% 1009
Relative Concentration

Under $30,000 0.64 1.31 0.69 1.37 2.18 1.53 0.89 1.83
$30-50,000 0.86 1.12 0.88 1.21 1.23 1.21 0.97 1.18
$50-70,000 0.94 0.98 0.94 1.12 1.00 1.10 1.00 0.99
$70-100,000 1.07 0.77 1.05 0.99 0.62 0.92 1.04 0.68
$100-120,000 1.23 0.92 1.21 0.69 0.43 0.64 1.05 0.62
$120-150,000 1.28 0.87 1.25 0.62 0.35 0.57 1.06 0.56
$150,000+ 1.38 0.84 1.34 0.45 0.32 0.42 1.07 0.53

Source: ME Housing Demand Model 2021

These patterns imply a strong correlation betweendedwold income and tenure, and household income
YR (eLS® ¢KAA
GKIYy NBY

AYLX ASa

1 Not Owned includes NEI

K G

Fddr OKSR 2y Sao L

Note - includes rounding

KAIKSNI AyO2YS$S
It a2

expensive (at least on a weeklytgoings basis) to buy (or rent) than detached dwellings.
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choosing to live in rented and or attached housing. These patterns are not entirely surprising given the
strong correlation between type, tenure and cost, with owning (particularly the saving of a deposit in
addition to paying rent) being morepeasive than renting, and attached dwellings generally being less



2.4.5 Tenure and Dwelling Type by Ethnicity

The relationships between household ethnicity and dwellipg §nd tenure show equally clear patterns
(Table2.14). Households of European and other ethnicity show higher incidence of dwelling ownership,
for both detached and attached dwellings. Households 0f2 Rakific and Asiérethnicities show higher
incidence in rented dwellings, again for both detachetiatached typologies.

Dwelling ownership rates are higher for households of European ethnicity at nearly 70% overall compared
with the Rotorua average of 63%. It is substantially higher than for househalds 88¥Ricity (47%),

Pacific ethnicity (41pand Asian ethnicity (45%). However, the occupation of detached dwellings is high
across all ethnicities, at 88% overall.

Table2.14 ¢ Household Ethnicity and Dwelling Tenure 2020

Owned or Trust Not Owned Total

Household Ethnicity

Detached Attached Total Detached Attached Total Detached Attached

European 11,600 1,090 12,690 3,730 1,070 4,800 15,330 2,160 17,490
anz2NA 3,630 240 3,870 3,240 710 3,950 6,870 950 7,820
Pacific 450 - 450 520 40 560 970 40 1,010
Asian 1,200 70 1,270 1,100 320 1,420 2,300 390 2,690
Total 16,900 1,400 18,300 8,600 2,100 10,700 25,500 3,500 29,000
European 40% 4% 44% 13% 4% 17% 53% % 60%
anz2NA 13% 1% 13% 11% 2% 149% 24% 3% 279
Pacific 2% 0% 2% 2% 0% 2% 3% 0% 3%
Asian 4% 0% 4% 4% 1% 5% 8% 1% 9%
Total 58% 5% 63% 30% 7% 37% 88% 12% 100%
Relative Concentration

European 1.14 1.29 1.15 0.72 0.84 0.74 1.00 1.02

an2NA 0.80 0.64 0.78 1.40 1.25 1.37 1.00 1.01

Pacific 0.76 - 0.71 1.74 0.55 1.50 1.09 0.33

Asian 0.77 0.54 0.75 1.38 1.64 1.43 0.97 1.20

Source: ME Housing Demand Model 2021 1 Not Owned includes NEI Note: includes rounding to 10

246 YnAy3aF hNI}Qa w2z2fS

Y n A @ra s the main supplier of public housing in New Zeatanttithey are also now a key driver and

agent of urban renewal, development and residential intensification, particularly lergfee cities. A key
FSEFEGAzZNBE 2F YnAy 3l h Npréaéh iskcalldaaratighd part&<bif, fagdLdynSndnity | LJ
involvement.

briAz2ylttezr | fIFNHS &AKIFINBS 2F (GKS YnpAy3dl hNI K2d
current tenant demands/demography. This has created an opportunity to redeveldguatlr adjoining
low densitypublichousing properties into new smatlediumscale developments, or when combined with

46 The definition of 'Asian’ used in New Zealand is based on the categories used in the census, developed by StatiséralNew Zeal
in 1996 (SNZ) (4). This group is made up of people with origiresAsian continent from Afghanistan in the west to Japan in the
east and from China in the north to Indonesia in the south
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land acquisition, amalgamate multiple clusters and indivipgublic housing lots and redevelop whole
communities as largecale housig projects. The objective of these redevelopment projects is to:

1 replaceor retrofit*” old publichousing with warm, dry modern homes,
1 increase the number gfublichouses (by using the land more efficiently),

1 diversify the types and sizes ptblic housing offered (including a mix of standalone,
attached/terraced, and apartment dwelling units), and where suitable,

1 facilitate affordable housing (including KiwiBuild and other financial tools that reduce tieesbarr
to home ownership) and delivery of market housing.

hdzi aARS 2F GKS I NAS OAGASazT YnaAy3l h NJ Aa faz
redevelopmentind retrofitting2 ¥ SEA&GAYy 3 YnAy 3l h Nbokidgfotiparinéship Olj dzi
opportunities with iwi

¢CKA&d A& RANBOGEE | LILX AOI of Swnimdnagezriduhd@ibttable puklis NB Y n
houseé?, the significant majority of which were built before the 197&sd mostly (around 80%) conge

of standalone housé&spredominantly (but not exclusively) in the Residential Living Zone. At the time of
RN} FGAYy3 GKAA& NB LR NBEhewhomieghave 11huntder cdastriction), B YohdkaSed S R
and 137 in procurement and a further-80 new homes are in plannirsjagesacross Rotorua

I 1Se F20dza F2NJ YnAy3dl hN} Ay w2d2Nd¥zZ A&y

{ to continue to redevelop and increase the supplpwilichousing using their existing portfolio

of properties (which is concentrated in Cenaatl WesterrRotaua, followed by a small share

Ay GUKS 91F3aGaARS YR @SNE tAGGES &adzl) & Ay b3
i to look for opportunities to increase supply on land purchased (or leased) from other landowners,

and

1 urgently address demand for transitional (sherm) publichousihg.Due to a shortage of short
term accommodation available, a large number of households in need of emergency housing are
currentlyliving in motels

Y n A @rakare aiming to substantially increase thpplyof publicand transitional housing in Rotorager
the next 4 year. This ambitious plan is needed primarily to address the waiting list rather than cater for

47 https://kaingaora.govt.nz/developmentndprogrammes/owapproachto-building/kaingeora-retrofit-programme/

48 https://kaingaora.govt.nz/assets/Publications/Managtutk/ManageeStockTLADec2020.pdf

49 https://kaingaora.govt.nz/assets/Publications/G@ficiatinformationRequests/OctobeP018/01A29-October2018ageof-
housingstock.pdf(assuming consistency with national trends).

50 https://kaingaora.govt.nz/assets/Publications/G@fficiatinformationRequests/Februar®020/18feb-2020tenantedstate-
housesstatistics.pdf

51C2NJ O2yGSEGSE /2dzy OAf Q& 3INBSGK LINR2SOGA2ya 2F K2dzaSKz2f Ra A
estimated growth of 535 households in the next four years (202%#)0 & 2 dzZNOSR FTNRY Ly F2YSGNAROaov® ¢
could cater for a large share of growth in demand (the share of households just in public housing will be higher tgin, but
sub-set of demand is not specified in the projections).
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https://kaingaora.govt.nz/developments-and-programmes/our-approach-to-building/kainga-ora-retrofit-programme/
https://kaingaora.govt.nz/assets/Publications/Managed-stock/Managed-Stock-TLA-Dec-2020.pdf
https://kaingaora.govt.nz/assets/Publications/OIAs-Official-Information-Requests/October-2018/OIA-29-October-2018-age-of-housing-stock.pdf
https://kaingaora.govt.nz/assets/Publications/OIAs-Official-Information-Requests/October-2018/OIA-29-October-2018-age-of-housing-stock.pdf
https://kaingaora.govt.nz/assets/Publications/OIAs-Official-Information-Requests/February-2020/18-feb-2020-tenanted-state-houses-statistics.pdf
https://kaingaora.govt.nz/assets/Publications/OIAs-Official-Information-Requests/February-2020/18-feb-2020-tenanted-state-houses-statistics.pdf

a projected increase in demand. In the medium and longer term, further increases in the syoljcof
housing can be expected to help kgeace with projected demand.

YnAy3dl hN} KIFEI@S | aidNRy3a F20dza 2y RS@St2LAyYy3 Y2
current andfuture tenant base. While they will intensify their properties in the Residential Living Zone as
much as possibleithin the rules of the District Plan (noting that they still have demand for standalone
dwellings including some large family homes in this zone), their housing ssatkgyopportunities to

increase density and locate a range of housing typologies woskops, social infrastructure and
employment, including in the Medium Density Zone and Town Cantes.

¢ KS YOrdcdfeRtlbase is an important component of the Rotorua housing scene, with approximately
c pn K2 dza S K2 OrR fropdrtiés. Yhesk Yidliseholds represent around 2.4% of total resident
households, and some 6.2% of the total demand for refvtellings

2.5 Future Resident Housing Demand

The descriptions of the 2020 household and resident housing situation provideéan@se material for
assessing future housing demands in Rotorua. The current patterns have been established over many years
of growth and change. While the demographic and ethnic structure of the population is expected to
change, and directly affect thmix of households as well as numbers, the established-deniographic
parameters can be expected to change relatively slowly, and systematically ovét/émete that the
assessment is based on the Census 2018 data on Rotorua households and dwecHling®18, and

updated to 2020.

In the first instance, thiassessmerR2 Sa y 20 Ay Of dzZRS Wi I GSyiQ RSYI YR
non-private dwellings, as beyond an estimate of a total shortfall in dwelling supply, there is very limited
information on the key parameterd that demandsee also Section21).

This means that several important patterns within overall resident housing demand in Rotorua are clear in
0KS WoA3d LIAOGAINBEQ gKAOK A4 RSAONAYSR o0& K2dzaSK2f

Further, for the resident housing assessment it is very 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 housat sector changes and evolves over time. Most of the households
identified in the medium term projections are already in the 2020 household structure, albeit 10 years
younger than they will be in 2030. The same applies in the long term to 2050. At thdis@nnew
household formations, chidearing and rearing, and ageing and passing on see the population structure
steadily changing. Many households who are currentlyavamers will become dwelling owners in the
medium term and longer term. At the sartime, many younger persons will leave their family home in
their later teens or early twenties, often to form their own households, and often transitioning from non
family households in renting situations to become couples and parents with families.

In thesame way, dwelling tenure patterns and the dwelling estate itself will continue to change and evolve.
Dwellings age and depreciate, commonly with improvement values falling or being static in real terms, even
as land values characteristically rise asanrleconomies growA significant proportion of dwelling
construction in the district is also likely to involve replacement either on a like for like basis (one old dwelling
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replaced with one new dwelling) or from redevelopmeonte old dwelling replacedithi 2 or more new
dwellings. This means that total dwelling consents would need to be greater than population driven growth
in order to keep up with resident housing demand.

All of these factors mean that the futwsigtuationcannot be assessed simplydonsidering the net changes

from the present, and assuming those net changes can accurately represent demand for additional
housing. Accordingly, this analysis covers both the total situation and the net changes for assedsirig

housing needbasedy G KS / 2dzy OAf Qa LINBFSNNBER 3INRGGOK Fdzi dzNF

The Infometrics population projections have been used as the basis for estimating numbers of future
households, taking into account demography and trends in household size over time.

2.5.1 Short Term Medium Growth Futre

In the short term to 2023, the projected resident housing demand is for an additional 1,700 to 1,750
dwellings, an increase of around 6%.

Table2.15 shows the projected change over the period by dwelling type and tenure. This assumes that
current ownership patterns for each household type persist into the future, as between owned awd rente
dwellings, with changes reflecting the changing mix of household types. 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 dwelling®.

There are two reasonBirst, shifts in ownership are driven by a number of factors, including demographic
change, access to finance and dwelling affordability. Attempting to project or model ownership changes is
a demanding technical assessment, beyond the scope of the HBWIE. The second reason is that much

of the focus of the HBA analysis is housing affordability, and the possible effects on that of planning and
infrastructure. Affordability is a key driver of ownership levels. The logical path for evaluationiis to sta
from the current levels of ownership and use the assessment of affordability to offer comment on the
likelihood of ownership level improving or declining in the future. This helps isolate the effects of planning
and infrastructure from the range of othtactors which affect affordability and ownership levels.

The situation is more straightforward for shifts in dwelling typology. The long term trends are generally
more stable and obvious, are evident nationally and are clear within Rotorua itseffe Bovelling mix,
allowance is made for both the changing mix of households and a small long term trend away from
detached dwellings toward attached dwellings.

This assumption is consistent with feedback from the local housing development $éeiw:is a
appetite for higher density housing within the Rotorua market according to survey findings. Regidential
development stakeholders would like to deliver more attached dwellings on smaller sites if possible
although noted a lack of suitable land on whicHddhis. They are currently limited by the existing Dis}rict

Plan provisions and Council resource consenting constraints. Ten out of 12 consultants working in the

52 Dwellingconsent statistics for Rotorua District show that over the Dec 2016 to Dec 2020 period, 83%nskalis were for
detached dwellings, with 13% for townhouses apartment or flats, 4% for retirement units, and 1% for apartments. The current
trend is for nnimal change in the dwelling typology.

Page |51



residential construction sector in Rotorua indicated in the survey that they thought ¢iveioger client
wouldsupplymore attached housing if the zoning was changed to be more flexible.

Table2.15 ¢ ResidenDwelling Tenure and Dwelling Types 2023 Medium Future

Dwelling Tenure : 2020 2023 2020-23
!ltiilruem Fligjzae) Detached Attached Total Detached Attached Total Detached Attached

Trend toward Attachec 0%pa
Owned with mortgage 7,880 480 8,360 8,280 540 8,820 400 60 460
Owned without mortgage 6,170 700 6,870 6,510 750 7,260 340 50 390
Owned by Trust 2,830 220 3,050 3,020 270 3,290 190 40 240
Total Owned or in Trust 16,880 1,400 18,280 17,810 1,560 19,370 930 150 1,090
Not Owned 8,580 2,140 10,720 8,980 2,360 11,340 400 200 620
Total Housing 25,460 3,540 29,000| 26,800 3,900 30,700 1,330 350 1,710
Shares %
Owned with mortgage 27% 2% 29% 27% 2% 29% -0.2% 0.1% -0.1%
Owned without mortgage 21% 2% 24% 21% 2% 24% -0.1% 0.0% 0.0%
Owned by Trust 10% 1% 119% 10% 1% 119% 0.1% 0.1% 0.2%
Total Owned or in Trust 58% 5% 63% 58% 5% 63% -0.2% 0.3% 0.19%
Not Owned 30% 7% 37% 29% 8% 37% -0.3% 0.3% 0.0%
Total Housing 88% 12% 100% 87% 13% 100% -0.5% 0.5% 0.0%
Source: ME Housing Demand Model 2021 Note - includes rounding

In the short term, onlgmall changes are indicated in the overall dwelling and ownership structure. The

base case would see the bulk of housing growth as detached dwellings, and demand predominantly for
owned dwellings.

Table2.16 shows the projected growth in demand by household type over the period, again by dwelling
type and tenure. The same allowance is made for the current ownership patterns of each household type
to persst, so that changes reflect shifts in the mix of household types. For the dwellings, allowance is made
for a long term trend away from detached and toward attached dwellings.

In the short term to 2023, only small changes are indicated in the base casandon additional
dwellings is mainly from one person (26%) and couple households (43%), with a substantial share also from
2 parent families with children (21%). The orientation toward owned detached dwellings (three fifths of
the netincrease) is expeatt to continue in the short term, and rental demand is also expected to be mostly
(two-thirds) for detached dwellings.

Page |52



Table2.16 ¢ Household Types and Dwelling Tenure 2023 Medium Future

Household Type 2023

Total Demand

Medium Projection Future Detached Attached

Owned or Trust

Total

Additional Demand 2020-23 Additional Demand 2020-23 ¢
Detached Attached

Detached Attached

Total

Total

One Person household 3,500 710 4,210 210 90 300 12% 5% 18%
Couple household 7,220 520 7,740 520 80 600 31% 5% 35%
2 Parents 1-2 children 4,050 190 4,240 110 10 100 6% -1% 6%
2 Parents 3+ children 1,130 30 1,160 40 10 50 2% 1% 3%
1 Parent Family 1,360 110 1,470 40 10 50 2% 1% 3%
Multi-family household 240 10 250 - - - 0% 0% 0%
Non-family household 310 - 310 20 - 20 1% 0% 1%
Total Owned or Trust 17,800 1,600 19,400 940 180 1,100 55% 11% 65%
Not Owned

One Person household 1,810 1,060 2,870 60 110 170 4% 6% 10%
Couple household 1,700 490 2,190 90 60 150 5% 4% 9%
2 Parents 1-2 children 1,950 390 2,340 130 30 160 8% 2% 9%
2 Parents 3+ children 820 50 870 40 - 40 2% 0% 2%
1 Parent Family 2,090 320 2,410 40 30 70 2% 2% 4%
Multi-family household 170 20 190 10 - 10 1% 0% 1%
Non-family household 430 30 460 20 - 20 1% 0% 1%
Total Not Owned 9,000 2,400 11,300 390 230 600 23% 14% 35%
Total 26,800 4,000 30,700 1,330 410 1,700 78% 24% 100%

Source: ME Housing Demand Model 2021

Table2.17 shows the projected growth in demand by household income over the period, by dwelling type

FYR Sy dNBS Ftt26FyOS T2 ohlinke? aizivel Ksate RifaaRlong dzNNE

gAlK
term trend toward attached dwellings.

1 Attached includes NEI

Note - includes rounding

Table2.17 ¢ Household Income and Dwelling Tenure 2023 Medium Future

Household Income 2023

Total Demand

Medium Projection Future Detached Attached

Owned or Trust

Total

Additional Demand 2020-23 Additional Demand 2020-23 ¢
Detached Attached

Detached Attached

Total

Total

Under $30,000 2,320 440 2,760 150 70 220 9% 4% 13%
$30-50,000 2,590 300 2,890 180 40 220 11% 2% 13%
$50-70,000 2,590 250 2,840 160 40 200 9% 2% 12%
$70-100,000 3,370 220 3,590 170 30 200 10% 2% 12%
$100-120,000 2,190 140 2,330 90 10 100 5% 1% 6%
$120-150,000 1,850 110 1,960 70 10 80 4% 1% 5%
$150,000+ 2,880 120 3,000 90 20 70 5% -1% 49
Total Owned or Trust 17,800 1,600 19,400 910 180 1,090 53% 11% 64%
Not Owned

Under $30,000 2,470 1,030 3,500 100 110 210 6% 6% 12%
$30-50,000 1,790 470 2,260 60 40 100 4% 2% 6%
$50-70,000 1,530 360 1,890 60 40 100 4% 2% 6%
$70-100,000 1,560 250 1,810 60 20 80 4% 1% 5%
$100-120,000 630 90 720 30 - 30 2% 0% 2%
$120-150,000 460 60 520 20 - 20 1% 0% 1%
$150,000+ 540 80 620 80 - 80 5% 0% 5%
Total Not Owned 9,000 2,300 11,300 410 210 620 24% 12% 36%
Total 26,800 3,900 30,700 1,320 390 1,710 7% 23% 100%

Source: ME Housing Demand Model 2021

Demand for additional dwellings is spread quite broadly abmssehold income bands, though with the
largest share (25%) from lower income households. That is consistent with the higher shares from one
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person and couple households (above). More than half of the net increase is indicated for households with
incomes 6$50,000 or more, and nearly a quarter is from households earning $100,000 or more.

Table2.18 shows the projected growth in demand by households gbnethnic groups over the short
term. Overall growth in demand is dominated by households of European ethii&y {éich is further
apparent in the high proportions for detached and owned dwell{@8%)a n 2 NA S G Ky A OA (&
26% of total short term projected growth, including 21% of detached and owned dwelling growth.
Additional demand from households of other ethnicities is also linked with larger shares for rented
dwellings than owned dwellingand the somewhat higher propensity for attached dwellings.

Table2.18 ¢ Household Ethnicitgnd Dwelling Tenure 2023 Medium Future

Household Ethnicity 2023 Total Demand Additional Demand 2020-23 Additional Demand 2020-23 ¢

Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

European 12,350 1,170 13,520 670 60 730 40% 4% 449
an2NRA 3,840 240 4,080 210 10 220 13% 1% 13%
Pacific 470 - 470 40 - 40 2% 0% 2%
Asian 1,200 70 1,270 60 - 60 4% 0% 494
Total Owned or Trust 17,800 1,600 19,400 980 70 1,050 59% 4% 63%
Not Owned

European 4,010 1,140 5,150 220 60 280 13% 4% 17%
anz2NR 3,430 750 4,180 180 40 220 11% 2% 13%
Pacific 550 40 590 40 - 40 2% 0% 2%
Asian 1,090 320 1,410 60 20 80 4% 1% 5%
Total Not Owned 9,000 2,400 11,300 500 120 620 30% 7% 37%
Total 26,800 4,000 30,700 1,480 190 1,670 89% 11% 100%
Source: ME Housing Demand Model 2021 1 Attached includes NEI Note - includes rounding

2.5.2 Medium Term Medium Growth Future

In the medium term, the projected relgint housing demand is for an additional 4,300 dwellings, an
increase of around 15%.

Table2.19 shows the projected change over the period by dwelling type and tenure. Consistent with the
short term, the base case assumes current ownership patterns for each household type will bgeand lar
persist into the future, though reflecting also the changing mix of household types. Allowance is again made
for a long term trend away from detached dwellings toward attached dwellings.
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Table2.19 ¢ Residat Dwelling Tenure and Dwelling Types 2030 Medium Future

Dwelling Tenure : 2020 2030 2020-30
gljt(tjjlruem Plijese) Detached Attached Total Detached Attached Total Detached Attached Total
Trend toward Attachec  0.7%pa|
Owned with mortgage 7,880 480 8,360 8,690 620 9,310 810 140 950
Owned without mortgage 6,170 700 6,870 7,290 960 8,250 1,120 260 1,380
Owned by Trust 2,830 220 3,050 3,310 310 3,620 480 90 570
Total Owned or in Trust| 16,880 1,400 18,280( 19,290 1,890 21,180 2,410 490 2,900
Not Owned 8,580 2,140 10,720 9,430 2,730 12,160 850 570 1,440
Total Housing 25,460 3,540 29,000| 28,700 4,600 33,300 3,260 1,060 4,300
Shares %
Owned with mortgage 27% 2% 29% 26% 2% 28% -1.1% 0.2%  -0.9%
Owned without mortgage 21% 2% 249% 22% 3% 25% 0.6% 0.5% 1.1%
Owned by Trust 10% 1% 11% 10% 1% 119% 0.2% 0.2% 0.4%]
Total Owned or in Trust 58% 5% 63% 58% 6% 649 -0.3% 0.8% 0.6%
Not Owned 30% 7% 37% 28% 8% 37% -1.3% 0.8%  -0.4%
Total Housing 88% 12% 100%4 86% 14% 100% -1.6% 1.6% 0.0%
Source: ME Housing Demand Model 2021 * Not Owned includes NEI Note - includes rounding

In the medium term, limited changes are indicated in the overall dwelling and ownership structure. The
base case would see the bulk of housing growth (75%) as detached dwellings, and demand still
predominantly for owned dwellings. The potential for intentions to own being manifest as actual ownership
is discussed in the section on housing affordability.

Table2.20 shows the projected growth in demand by household type over the period, again by dwelling
type and tenure. The same allowance is made for the current ownership patterns of each household type
to persist, so that changes reflect shiftéhie mix of household types. For the dwellings, allowance is made
for a long term trend away from detached and toward attached dwellings.

In the medium term to 2030, the changes would still be limited. Demand for additional dwellings is mainly
from one persn (31%) and couple households (36%), with a substantial share still from 2 parent families
with children (23%). The orientation toward owned detached dwellings (nearly three fifths of the net
increase) is expected to continue in the short term. The grawthshifting household typology indicates

still just more than ondifth of demand for attached dwellings, about half of those rented.
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Table2.20 ¢ Household Types and Dwelling Tenure 2030 Medium Future

Household Type 2030 Total Demand Additional Demand 2020-30 Additional Demand 2020-30 ¢
Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached  Total
Owned or Trust

One Person household 3,900 900 4,800 610 280 890 14% 7% 21%
Couple household 7,790 620 8,410 1,090 180 1,270 25% 4% 30%
2 Parents 1-2 children 4,370 220 4,590 430 20 450 10% 0% 10%
2 Parents 3+ children 1,230 30 1,260 140 10 150 3% 0% 3%
1 Parent Family 1,430 120 1,550 110 20 130 3% 0% 3%
Multi-family household 250 10 260 10 - 10 0% 0% 0%
Non-family household 320 - 320 30 - 30 1% 0% 1%
Total Owned or Trust 19,300 1,900 21,200 2,420 510 2,900 56% 12% 67%
Not Owned

One Person household 1,900 1,240 3,140 150 290 440 3% 7% 10%
Couple household 1,790 560 2,350 180 130 310 4% 3% 7%
2 Parents 1-2 children 2,080 450 2,530 260 90 350 6% 2% 8%
2 Parents 3+ children 880 60 940 100 10 110 2% 0% 3%
1 Parent Family 2,160 350 2,510 110 60 170 3% 1% 4%
Multi-family household 170 20 190 10 - 10 0% 0% 0%
Non-family household 430 40 470 20 10 30 0% 0% 19%
Total Not Owned 9,400 2,700 12,100 830 590 1,400 19% 14% 33%
Total 28,700 4,600 33,300 3,250 1,100 4,300 76% 26% 100%
Source: ME Housing Demand Model 2021 ! Attached includes NEI Note - includes rounding

Table2.21 showing projected growth in demand by household income has demand spread quite broadly
across household income bands. However, over time a higher share (29% compared with 25% in the short
term) is anticipated to be lower income households ($30,000 orrun@ke shift is consistent with the
ageing of the population, and higher shares of overall demand being from one person and couple
households. Around half of the net increase is indicated for households with incomes of $50,000 or more,
and 20% would bedm households earning $100,000 or more.
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Table2.21 ¢ Household Income and Dwelling Tenure 2030 Medium Future

Household Income 2030 Total Demand Additional Demand 2020-30 Additional Demand 2020-30 ¢
Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached Total
Owned or Trust

Under $30,000 2,650 580 3,230 480 210 690 11% 5% 16%
$30-50,000 2,940 380 3,320 530 120 650 12% 3% 15%
$50-70,000 2,840 290 3,130 410 80 490 9% 2% 119%
$70-100,000 3,580 240 3,820 380 50 430 9% 1% 10%
$100-120,000 2,310 160 2,470 210 30 240 5% 1% 6%
$120-150,000 1,940 130 2,070 160 30 190 4% 1% 4%
$150,000+ 3,020 130 3,150 230 - 10 220 5% 0% 5%
Total Owned or Trust 19,300 1,900 21,200 2,400 510 2,910 55% 12% 67%
Not Owned

Under $30,000 2,600 1,200 3,800 230 280 510 5% 6% 129%
$30-50,000 1,870 550 2,420 140 120 260 3% 3% 6%
$50-70,000 1,610 410 2,020 140 90 230 3% 2% 5%
$70-100,000 1,630 290 1,920 130 60 190 3% 1% 4%
$100-120,000 660 110 770 60 20 80 1% 0% 2%
$120-150,000 490 80 570 50 20 70 1% 0% 2%
$150,000+ 560 90 650 100 10 110 2% 0% 3%
Total Not Owned 9,400 2,700 12,200 850 600 1,450 19% 14% 33%
Total 28,700 4,600 33,400 3,250 1,110 4,360 75% 25% 100%
Source: ME Housing Demand Model 2021 1 Attached includes NEI Note - includes rounding

Table2.22 showing projected growth in demand by the major ethnic groups again highlights that demand
would be dominated by households of Europeanethniéy 0 = T2t f 2 6 IR condisterst with NRA | |
the population projections applied. That isasgapparent in high proportions of the additional demand

being indicated for detached and owned dwelli§sropean ethnicity making up 75% of medium term
ANRSOGK YR an2NR Sihe ytrhoiiie dfélemdnd fromyhdusetizllds of offienetheiit

is similar to the short term with a slightly larger shares for rented dwellings than owned dwellings, and
KAIKSNI LINPLISyaAride F2NJ FddGFrOKSR RgSttAy3Ia adAaftf o
demand (but only 9% of the demand for ownedmes

Table2.22 ¢ Household Ethnicitgnd Dwelling Tenure 2030 Medium Future

Household Ethnicity 2030 Total Demand Additional Demand 2020-30 Additional Demand 2020-30 ¢
Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached Total
Owned or Trust

European 13,620 1,290 14,910 1,940 180 2,120 45% 4% 49%
anzNR 4,120 260 4,380 490 30 520 11% 1% 129%
Pacific 490 - 490 60 - 60 1% 0% 19%
Asian 1,230 80 1,310 90 10 100 2% 0% 2%
Total Owned or Trust 19,300 1,900 21,200 2,580 220 2,800 60% 5% 65%
Not Owned

European 4,420 1,260 5,680 630 180 810 15% 4% 19%
anz2NRA 3,690 810 4,500 440 100 540 10% 2% 12%
Pacific 580 50 630 70 10 80 2% 0% 2%
Asian 1,110 320 1,430 80 20 100 2% 0% 2%
Total Not Owned 9,400 2,700 12,100 1,220 310 1,530 28% 7% 35%
Total 28,700 4,600 33,300 3,800 530 4,330 88% 12% 100%
Source: ME Housing Demand Model 2021 1 Attached includes NEI Note - includes rounding
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2.5.3 Long Term Medium Growth Future

In the long term, the projected housing demand is for another 7,900 dwellings to house tentresi
population, an increase of some 27%.

Table2.23 shows the projected change over the period by dwelling type and tenure. Consistent with the
mediumterm projection, the base case assumes that current ownership patterns for each household type
will persist into the future, with changes in demand driven by the changing mix of household types.
Allowance is made for a long term trend away from detachezllichgs toward attached dwellings.

Table2.23 ¢ ResidenDwelling Tenure and Dwelling Types 2050 Medium Future

Dwelling Tenure : 2020 2050 2020-50
!Iiilruem Pl Detached Attached Total Detached Attached Total Detached Attached

Trend toward Attachec  0.7%pa|
Owned with mortgage 7,880 480 8,360 8,980 790 9,770 1,100 310 1,410
Owned without mortgage 6,170 700 6,870 8,590 1,480 10,070 2,420 780 3,200
Owned by Trust 2,830 220 3,050 3,670 430 4,100 840 210 1,050
Total Owned or in Trust| 16,880 1,400 18,280( 21,240 2,700 23,940 4,360 1,300 5,660
Not Owned 8,580 2,140 10,720 9,520 3,370 12,890 940 1,200 2,170
Total Housing 25,460 3,540 29,000| 30,800 6,100 36,800 5,300 2,500 7,800
Shares %
Owned with mortgage 27% 2% 29% 24% 2% 27% -2.8% 0.5% -2.3%
Owned without mortgage 21% 2% 24°% 23% 4% 27% 2.1% 1.6% 3.7%
Owned by Trust 10% 1% 119 10% 1% 119% 0.2% 0.4% 0.6%
Total Owned or in Trust 58% 5% 63% 58% 7% 65% -0.5% 2.5% 2.0%
Not Owned 30% 7% 37% 26% 9% 35% -3.7% 1.8% -1.9%
Total Housing 88% 12% 100% 84% 17% 100% -4.1% 4.4% 0.0%
Source: ME Housing Demand Model 2021 ! Not Owned includes NEI Note - includes rounding

In the long term, more substantial changes are indicated idth& & NA OG Qa Rg Sttt Ay 3 | yR
The base case would see a somewhat reduced share of the net additional housing as detached dwellings,
at 68% compared with 75% in the medium teEmpected demand is still predominantly (72%) for owned
dwellings.

Table2.24 shows the projected growth in demand by household type by dwelling typ¢eaare, with
the standard allowances as to ownership patterns of each household type, and the long term trend toward
attached dwellings.

In the long term to 2050, the changes would be more substantial. The net increase in demand for dwellings
would be havily weighted toward from one person households at 40% of the total. Couple households
would account for a further 40%, so that over ffitths of the net additional demand is from one and two
person households. The share of the increase for 2 pareiitdamith children would be substantially less

at 15%. One parent families and muditnd nonfamily households would account for only around 9% of

the growth. The focus on owned detached dwellings would be somewhat less, though still around two
thirds ofthe net change.
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Table2.24 ¢ Household Types and Dwelling Tenure 2050 Medium Future

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

Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

One Person household 4,740 1,380 6,120 1,450 760 2,210 18% 10% 28%
Couple household 8,650 870 9,520 1,950 430 2,380 25% 5% 30%
2 Parents 1-2 children 4,410 260 4,670 470 60 530 6% 1% 7%
2 Parents 3+ children 1,270 40 1,310 180 20 200 2% 0% 3%
1 Parent Family 1,570 150 1,720 250 50 300 3% 1% 4%
Multi-family household 240 20 260 - 10 10 0% 0% 0%
Non-family household 330 - 330 40 - 40 1% 0% 19%
Total Owned or Trust 21,200 2,700 23,900 4,340 1,330 5,700 55% 17% 72%
Not Owned

One Person household 2,020 1,650 3,670 270 700 970 3% 9% 12%
Couple household 1,900 680 2,580 290 250 540 4% 3% 7%
2 Parents 1-2 children 1,980 500 2,480 160 140 300 2% 2% 4%
2 Parents 3+ children 840 70 910 60 20 80 1% 0% 1%
1 Parent Family 2,180 400 2,580 130 110 240 2% 1% 3%
Multi-family household 160 30 190 - 10 10 0% 0% 0%
Non-family household 440 40 480 30 10 40 0% 0% 19
Total Not Owned 9,500 3,400 12,900 940 1,240 2,200 12% 16% 28%
Total 30,700 6,100 36,800 5,280 2,570 7,900 67% 33%  100%
Source: ME Housing Demand Model 2021 ! Attached includes NEI Note - includes rounding

Table2.25 showingprojected growth by household income illustrates this. Additional demand is spread
quite broadly across household income bands. Over time a higher share (33% compared with 25% in the

short term) is anticipated to be lower income households. That is cemiswith the population ageing

and more one person and couple households. Only around 44% of the net growth is households with

incomes of $50,000 or more, and only 17% would be from households earning $100,000 or more.

Table2.25 ¢ Household Income and Dwelling Tenure 2050 Medium Future

Household Income 2050 Total Demand Additional Demand 2020-50 Additional Demand 2020-50 ¢
Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached Total
Owned or Trust

Under $30,000 3,270 940 4,210 1,100 570 1,670 14% 7% 219%
$30-50,000 3,510 570 4,080 1,100 310 1,410 14% 4% 18%
$50-70,000 3,160 400 3,560 730 190 920 9% 2% 12%
$70-100,000 3,770 280 4,050 570 90 660 7% 1% 8%
$100-120,000 2,350 200 2,550 250 70 320 3% 1% 4%
$120-150,000 2,020 160 2,180 240 60 300 3% 1% 4%
$150,000+ 3,160 160 3,320 370 20 390 5% 0% 5%
Total Owned or Trust 21,200 2,700 23,950 4,360 1,310 5,670 55% 17% 72%
Not Owned

Under $30,000 2,690 1,530 4,220 320 610 930 4% 8% 12%
$30-50,000 1,900 670 2,570 170 240 410 2% 3% 5%
$50-70,000 1,620 490 2,110 150 170 320 2% 2% 4%
$70-100,000 1,600 340 1,940 100 110 210 1% 1% 3%
$100-120,000 660 130 790 60 40 100 1% 1% 19%
$120-150,000 500 90 590 60 30 90 1% 0% 1%
$150,000+ 560 110 670 100 30 130 1% 0% 2%
Total Not Owned 9,500 3,400 12,890 960 1,230 2,190 12% 16% 28%
Total 30,700 6,100 36,800 5,320 2,540 7,860 68% 32% 100%
Source: ME Housing Demand Model 2021 1 Attached includes NEI Note - includes rounding
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Table2.26 showing projected growth in demand by the major ethnic groups is very similar to the outcomes

for the short and medium terms. Demand would be dominated by households of European etl&8igity (7
followed bya n 2 NA  2with tikeirhigh proportions of addition&8luropeandemand indicated for
detached and owned dwellingsy M2 0 X F2f f 24 SR .dhe staciuPeNah derhaiid fréndza G 1
households of other ethnicities is consistent throughoetphanning horizoh ¥ y2 i S® an2 NA K
make up 30% of the rental demand growth over the long term.

Table2.26 ¢ Household Ethnicitgnd Dwelling Tenure 2050 Medium Future
Household Ethnicity 2050 Total Demand Additional Demand 2020-50 Additional Demand 2020-50 ¢

Medium Projection Future Detached Attached Total Detached Attached Total Detached Attached Total

Owned or Trust

European 15,570 1,480 17,050 3,890 370 4,260 50% 5% 54%
anz2NR 4,350 280 4,630 720 50 770 9% 1% 10%
Pacific 520 - 520 90 - 90 1% 0% 1%
Asian 1,230 80 1,310 90 10 100 1% 0% 19
Total Owned or Trust 21,100 2,800 23,900 4,790 430 5,220 61% 5% 67%
Not Owned

European 5,050 1,440 6,490 1,260 360 1,620 16% 5% 21%
anz2NR 3,890 850 4,740 640 140 780 8% 2% 10%
Pacific 610 50 660 100 10 110 1% 0% 1%
Asian 1,110 320 1,430 80 20 100 1% 0% 19
Total Not Owned 9,500 3,500 12,900 2,080 530 2,610 27% 7% 33%
Total 30,600 6,300 36,800 6,870 960 7,830 88% 12% 100%
Source: ME Housing Demand Model 2021 1 Attached includes NEI Note - includes rounding

2.5.4 Implications

The gradual shift toward greater shares of demand being from medium and especially lower income
households suggests priorian increasing challenge to housing affordability. &éles, the situation is

more complex than that, because over time households currently renting can be expected to transition to
dwelling ownership, just as new households forming over the next decade are likely to commence in rented
dwellings. Similarly, ¢hgreater numbers of households in the lower income bands will include older
households including those retiring, but who may already be dwelling owners. That shift in the balance may
see ownership rates among the lower income households increase oger tim

Those shares (above) relate to net growth, not total demand. That said, the shifts do mean the overall
market structure will be different in the long term. One person households will represent 35% of total
housing demand (23% currently). Couple hbos#s will represent a largahare (36% compared with
32%). The 2 parent and 1 parent families will account for some 26% (currently 41%), while in future multi
and nonfamilyhouseholdswill be similar to the current 3%.

This means that the increasetlie size of demand is probably the most important change. Every segment
of the housing market will be larger in the medium and long terms than it is currently. Simply, there will be
more households in every segment who will require housing.

Moreover, thereis more limited change in the overall structure of the market in terms of household
incomes. In the long term, lower income households are expected to be 29% of the total, compared with
20% currently. Households earning more than $50,000 waiBD% othe total, compared with 63% in
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2020. Households earning more than $100,000 would be 21%, compared with 30% now. These long term
shifts are important, though not huge.

2.5.5 Caveat

It is important to recognise that assessment of future resident housing demarakéd largely on a
G.dzaAySaa Fa !adaté 2N . ! ! ol as <itdnk graddayly towstds OK (i
more attached housing (in line with national trenaisyl capabilities for each soalemographic group are
assumed to continumto the medium and long term. That means that dwelling ownership levels for each
household segment will be more or less the same in 10 and 3@ie@sfor the segments which are

around then. For example, 73% of 2 parent households in th9 4ge bad with incomes of over
$120,000 resided in their own dwelling, another 10% lived in a dwelling owned by a trust. The BAU future
aadzySa GKFG K2dzaSK2tR&a ¢A0GK (GK2aS OKI NI OGSNRaAGA
patterns. In a relativgl stable economy and community like Rotorua, 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. Howev&Atheéemand 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.

2.6Demandfot I LI { nAy 3l Ho¥sihg Y I dzYn { dzt

The Rotorua district hds NBf I G A @St & KAIK LINBLR2NIAZ2Y 2F anz2NR
RAAGAYOUADBS FSHGdz2NB 2F GKS w2d2NHzZ RA&AZGNAROG Aa
GKNAGAY3I OSyiNBa 2F KI LM I yRAESKONH RA ORYWIdEY AGRA ff A
YR NUzNJF € F NBF oO0dzNBFyYy {nAy3al AyOfdzZRS bInlizyl I 2K

¢KS SEA&AGAY3I S5A&AGNAOG tfly LINPDGARSE | &LISOATAO
more enabling than is otherwise @A RS R T2 NX ¢KS NHzZ S FTNIYSg2N] Sy
K2dzaAy3 2y an2NRA fFyR FR22AyAY3I | alN}$S G2 200dN

a simplified consent process is provided. However, to date, there have been nesfilagplications to
S&0G10fA&K LI LI I nAy3Il di¢RSNI GKS SEA&GAY3T 5raaiNAOG

2AG0K Yrye ¢S INFgl LIS2LX S NBOdINYyAy3a K2YS G2 w22
andY I S3h&using is increasing. The@as recognised this and withe assistance of key stakeholders

A4 OdNNBydte a8S1Ay3a (2 WISHRuSsing vdvaioprient ¥hebdgBout the LI 1 n
district.

As noted in the Rotorua Housing Strate@yd St | LJ- 1 n A y 3 | Z-A Stfatedy Fol B®BNGS andl | dzNA
Thriving/ 2 YYdzy AGAS&E GNIRAGAZYFEE&s GKS fAGSNIE YSIy
NBGdzNY G(G2Qd /2t2yAlft aSGatSYySyid FyR GKS RAAONRYA
an2NRA O2yySOGA2Yya (2 6KSHESNEKAR (NgAGYSEF OF 20\8 Rd: 225NJ
YEGA2Yy Lt | @S NI F®prdseftRd irate tatiticsloMs®bi 2 RNNR K2 dza Ay I o t

8¢S I N} gl RAFESOG LINBFSNE (11818 0SSt RSEND NI GKSNI GKFY {Fdzynioc
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F2NY 2F K2dzaAy3d RSOSE2LIYSyd F2NI I KI-RWBYSRI aKag)Nkd
ancestral land?

t I LI 1 n AWI3SHo®ing Ras identified as a key focus area as part of this Strategy. A work program
KIa 0SSy ARSYGAFASR GKIG oAaftt aSS|y G2 SyadaNBE aaid
The following actions ke been identified:
58St 2L I LI LI InAy3Ilr FTNIYSE2N] AyOfdzZRAYy3Y
1. 9aGlrof A&aKAY3I | ¢S I NF gl LI LI1nAy3dlr RSGHSEt 2LV
2.t NP OARS RS@St2LISyid SELISNIAAS (G2 Laarad t1y
3. DevelopthredJr LIt {1 nAy 3l YIFAGSNI LI | ya
4, LRSYGATe FdzyRAY3 YR FAYlIYOAy3d YSOKIyArAavya ¥
From the above actions it is intended that there will be:
1. pn yS¢ LI LI {nAy3dIlr K2YSa o0daAfd 2y an2NR FNBS
2. Increased range of housingopfid@ F2NJ an2NAXA (G2 fAQGS 6AGKAY @K
3. Increase in homes designed for mgkineration households
4. Increase ikl S hdbising available

5. LYONBF&S Ay K2YS 26ySNEKALI 68 an2Nk

AAAAA

6. LYONBI &SR YSIFadaNBa 2F ¢S ! Nrgl O2yySKmSRyYyS3
kaupapa, participation in cultural activities gkgpa haka , sports, mahinga kai and visual arts,
attendance at marae

7. Increased proportion of Te Reo speakers in the Rotorua district

2.7 TotalHousing Demand Hdyocation

The above detailed analysigesident housing demand has been for the district as a whole. In accordance
with clause 3.24 of the NRID, the HBA must also estimate demand for additional housing in the urban
environment, and in different locations within that urban environment by awelype. This is not limited

to resident dwellings. Total urban dwelling demand is required to assess the sufficiency of residential
capacity against where households and other dwelling purchasers typically seek to locate within the district
and urban envonment.

¢CKS /2dzyOAtQa O6LYT2YSUONAROAOG 3INRBgGK LINRP2SOlA2ya
household per dwelling, this provides us with estimated resident dweltibgsdoes not provide insight

%S tF LI {nAy3l I -AStategy loiHbidies and TdrNdhg Cdedunities, Rotorua Homes and Thriving Communities
2020
55 Previously discussed as private usually occupied dwellings.
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on nonresident dwellings, which IMinclude holiday homes, dwellings used for short term accommodation
(i.e, unhosted, whole house or apartment dwellings available for booking via Airbnb, Bookabach and other
homeshare platforms), and also vacant dwelliigs.

¢ KS / 2dzy OAft Qians ANRI@ ibKasslsINEIE Bd@rstanding how many total dwellings or
resident dwellings fall within the defined long term urban environment as opposed to the rest of the district
(i.e., the rural environment). It is noted that demand attributed to thealr environment does not
necessarily mean it is demand for rusgle properties as there are a range of zones in the rural
environment that deliver urban densities (including the Rural Village Zone andéSktteemens Zone).

The supporting TechtticE wS L2 NI O2y il Ayad a®9Qa | LIINRIOK | YR
in the district in 2020 and splitting those dwellings into the rural and urban environment, including
allocation across locations within the urban environment and by attaahedetached dwelling types. It

also includeshe approach to projecting that demand structure forward over the short, medium and long
GSNY O06KAfS NBO2YyOAfAYy3d gAGK / 2dzyOAf Qa NBaARSy

2.7.1 LatentHousing Demand

Rotorua ha a currenthousing shortageThe scale of this shortfalléstimatedas at the end of 2018t

around 1,500¢ 1,750 homeseededto meet the needs of the current community. This estimate was
calculated by MHUD who carried out agatbased assessment of Rotofdida K2 dzaAy 3 RSYIl yR
(March 2020). This shortfall of dwellings has since been acknowledgdtk ilomes and Thriving
Communities Strategic Framework (2p20

Calculating shortfall of dwellings is not straightforwand while there are indicators available on the
number of dwellings that would be needed to move residents out of motels and into dedicated emergency,
transitional and social housing, there are many Afaitiily or multiperson households in Rotorua who

are currently housed, but who would occupy more dwellings if they were available. These living situations
may be causing ow@rowding in their current shared dwellings. It is also difficult to estimate if the
household formation rate in Rotorua is beingregged due to a lack of housing. MHUD have cautioned
that the estimate of 1,50Q,750 is indicative only.

Council and M.E consider it appropriate that latent demand for housing in Rotorua be captured in the HBA.

M.E have adopted ¢ A (G K/ 2 dzy © thé Ianer ehdDdNR MMUIDyfange (1,500) to include in the
HBAmodelling. This was based on consideration of the number of total dwellings estimated in the district
from the rating database, Infometrics estimates of 2020 district resident householdh,(lhdefinition,

reflect occupied dwellings based on the way that SNZ collects household and dwelling data during the
Census), the number of mufimily households estimated in 2020, and high level estimatesrodnt
non-residential dwellinggincluding anecdotal evidence of a portion of short term accommodation
dwellings being made available for long term rentals due to reduced visitor derftand} felt that on
balance, these high level figures converged more towards 1,500 thaii’1,750

56 Completely empty and unused dwelling® expected to make up a very minor share of tatatresident dwellings.

57 This is not to say that the shortfall could not be as high as IWfE0ha& not carried out detailed analysis to independently
estimate thecurrent dwelling shortfall. Given that the MHUD figure has been relied on for other Council strategies, it was
considered appropriate to use the MHiAngefor consistency.
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Thelatent demand for 1,500 additional dwellings to meet current community needs has therefore been
added to the future growth in housing sustained by net additions to resident households and estimated
increased demand for naresidential dwellingsver the slort, medium and long terr#f. The assumption

has been made to attribute all 1,500 additional dwellings to the urban environspeaad across the four
reporting areas proata the underlying projected dwelling growth in each time peribtas also been
assumed that given the significant size of the shortfall relative to otherwise projected dwelling growth, that
the competitiveness margin should also apply to the dwelling shortfall included in future demand.

The implication of including latent demandLdgf00 homes is that urban housing development capacity will
need to be sufficient to at least cover projected new demand for dwellings as well as the demand that has
not been supplied in the years leading up to 2020.

2.7.2 Total Housing DemanpMedium Growth Hture

M.E estimates a total of 29,950 dwellings in Rotorua District in 2020, 82.5% or 24,700 of those within the
defined urbarenvironment fefer Figure 12) and5,250 (17.5%) in the rurahvironment (Table 27). This

is according to the medium growth futut®By 2050 (the long term), total district dwellings are projected

to reach 3,520, with 2,950 in the urban environment. The urbaural structure remains broadly similar

over time, with a slightly greatehare in the urban environment by 2050, due to a slightly fastgected

growth rateand inclusion of latent demand within urban reporting areas

Table2.27 - Total Dwellings Projections by Location 282QMedium Growth Future)

Count of Total Dwellings (n) Distribution of Total Dwellings (n)

Reporting Area

2020 2023 2030 2050 2020 2023 2030 2050

Central 7,150 8,030 8,760 23.9% 24.2% 24.4%
Western 11,430 12,730 13,580 38.2% 38.3% 37.8%
Eastern 4,160 4,700 5,140 13.9% 14.1% 14.3%
b32y3z2 il K n 1,960 2,210 2,430 6.5% 6.7% 6.8%
Total Urban Environment 24,700 27,670 29,910 32,950 82.5% 83.3% 83.3%

District Total 29,950 33,220 35,910 39,520 100% 100% 100%

Source: RLC/Infometrics Household Projections 2020. M.E 2021 Rotorua Dwelling Projection Model. Figures rounded to nearest 10.

Projections assume non-resident dwellings growth proportionate to resident dwellings and rural environment dwellings increase at 90% of the urban
environment dwelling growth rate. * Includes holiday homes, vacant dwellings and whole dwelling units used for short term accommodation (i.e. Airk
Medium Growth Future

Figure 23 summarises estimated total urban environment housing growth projections (including resident
houses and holiday homes) by locatieporting area(refer Figure 1.3 over the 2022050 period
(medium growth future) as wehs the estimated total rural environment housing growth. Currently, the
Western area accounts for an estimated 38.2% of district dwedlimy46% of total urban dwellings (2020).
This is followed by the Central area with 23.9% of district housing {28%@n housing), then the Eastern

58 The latent derand has been included in full in the short term and not spread over time. This has a significant impact on short
term dwelling demand.
8¢ KS GFofSa Ay GKAA NBLERNI a800GA2y FNB NBLX AOFGSR Ay (KS ¢¢
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area (13.9% of district housing and 17% of urban housing) andla@t® y 3 26(B6% Kf mistrict housing
and 8% of urban housing) (Tabl273.

Over time, the Central, Eastern andd 2 y 3 Zréds &e projected to captian increasing percentage
share of district dwelling growth, while the Western area and the rural environment, are projected to
capture a reducing percentage share across the time periods. In terms of dwelling counts, the Western
Area dominates housingayvth in the short and medium term, but by 2050, the Central area is projected

to have experienced the greatest demand growth.

Figure2.3 ¢ Total Dwellings by Urban and Rural Environment-802Medium Growth Future)

16,000

vvvvv

o nnn
&, 000
b I . I
uuuuu

Cenfral Westem Easiern Mgongotaha Rural
Environment

Total Dwelling Count (n)

P

w2020 m ShortTerm @ Medium Term Long Term

The supporting Technical Report also contains tables which aslho@akdown of current and projected
housing by resident dwellings (j#ose occupied by resident housett®) and norfresident dwellingsver

time. The resident dwelling growth reflects the Infometrics projections at the districplegedstimates

of latent demand M.E estimate that 23,930 out of 29,010 resident dwellings are located in the urban
environmant (82%) in 2020. In addition, there are an estimated 776resident dwellings in the urban
environment and 940 in the district overall. Resident dwellings account for 97% of all houses, and the
projections assume th&ructureremains relatively stety over time.

Inthe urban environment, there is projected demandZ@®70 additional houses in the short ter§200
additional houses in the medium term aB@50 additional houses in the long term, driven by projected
household growtland addressing thcurrent shortfall in housing

In the Central area, dwelling demand is projected to grow from 7,150 in 20220(i8,2050 (growth of
2,840). The Western area is projected to have strong growth in the short term (demdn@dadditional
dwellingsby 2023) and reach4]360 total houses in the long term (up from 11,430 in 2020). The total
growth projected in the Eastern area i) (ith the number of totahouses increasing from 4,160 to
5,850 in 2050). Growth projected lm 3 2 v 3 2simbr& modets(although above average in percentage
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terms), with the number of houses increasing T80 over the next 30 years. All this demand growth

assumes no constraints eapacity osupply.

Table 28 and 229 provide a breakdown of dwelling projections btaehed and detached dwelling type

in the urban environment by reporting ar&@ome key trends are as follows:

Table2.28 ¢ Total Dwellings by Location and Type 22@80 (Medium Growth Future)

Reporting Area
Detached

b32y3a2il Kn
Total Urban Environment
Rural Environment
District Total

21,170

Detached
)
65%
93%
97%

2020

Attached

3,540

Attached
)

Total Detached

24,700

5,250

29,950

Total Detached
% %

65%

92%

96%

93%

23,530

2023

Attached

4,140

Attached
%

Total Detached

27,670
5,550

25,090

Detached
)
64%
91%
95%
92%

2030

Attached

4,810

Attached
)

2050

Total Detached Attached

29,910
6,000
35,910

Total Detached Attached
) % %

26,770 6,180

b32y3a2il Kn 93%
Total Urban Environment 86% 85% 100% 84%
Source: RLC/Infometrics Household Projections 2020. M.E 2021 Rotorua Dwelling Projection Model. Figures rounded to nearest 10. Medium Growth Future
Projections assume non-resident dwellings growth proportionate to resident dwellings and rural environment dwellings increase at 90% of the urban environment dwelling growt!

100%

* Includes holiday homes, vacant dwellings and whole dwelling units used for short term accommodation (i.e. Airbnb)

Table2.29 ¢ Growth in Total Dwellings by Location and Type 2080 (Medium Growth Future)

Detached

2020-
2030

Attached

2020-
2030

Total

2020-
2030

Reporting Area 2020-

2023

2020-
2050

2020-
2023

2020-
2050

2020-
2023

2020-
2050
Central

Western

Eastern
b32y320l Kn
Total Urban Environment
Rural Environment
District Total

Source: RLC/Infometrics Household Projections 2020. M.E 2021 Rotorua Dwelling Projection Model. Figures rounded toMednarst GBowth Future

2,370

Projections assume non-resident dwellings growth proportionate to resident dwellings and rural environment dwellings increase at 90% of the
environment dwelling growth rate. * Includes holiday homes, vacant dwellings and whole dwelling units used for short term accommodation (i.¢

i Overall, an estimated686 of current dwllings in the urban environment are detached or
standalone dwellings (2020). This equates to an estimdtdd®houses. Just over half of these
can be found in the Western area, with around a fifth in Central and Eastern areas and just under

10% in Ngorgy & I Kn ®

I The balance of urban houses are attached (duplex, terraced or apartments). There are an
estimated3,540 in the urban environment in 2020, witth9 located within the Central area. This

is driven by the presence of the ResidentiaMedium Densitgone (found nowhere else in the
urban area) as well as the central city zones. duest a fifthof attached dwellings 26) are
within the Western area and aroudd S OK Ay 91 aid SNy
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1 This structure can be expected to prevaithia long term, with only gradual shifts projected.
Demand for attached housing is expected to grow at a slightly faster rate than detached housing,
so that by the medium term, attached housing increases d§01gwellings and makes up an
estimated16% ofurban housing stock (compared t4% in 2020). At the same time, detached
dwellings are projected to increase b94&).

1 In the long term, attached dwellings are projected to increase @40 Zjf unconstrained) and
would make ufd 9% of the urban housirgock. By 2050, detached housing is projected to have
grown by 510 additional dwellings.

1 By 2050, the Central area could be comprise@2% detached dwellings argB8% attached
dwellings. Attached housing could make @flof housing in the Westerrea,8% in the Eastern
areaandq: Ay b3I2y3I20GF Kn Ay (i783% &ndry Bespacvsiyriodayd 2 Y LI
This is driven by changes in demography as well as a modelled minor shift in dwelling preferences
to reflect national trends.

i Table 2.30 summarises the share of growth by dwelling type in each time period. In the short
term, detached housing is projected to make &6 of housing growth across the urban
environment. In all areas excluding the Central area, this share is hawmestehigher (between
86-91% of growth 2022023).

1 By 2030, detached housing makes up slightly less of total dwelling growth in the urban
environment (B%) and betweeB2-83% of growth in noiCentral locations. By 2050, detached
housing makes up886 of toal urban housing growth (and betwe&®82% of growth in non
Central locations). In other words, if unconstrained, attached housing is projected to account for
3: 2F Fff K2dzaAy3d 3INBGUK AYy w2i2NHzZ Q& dzNB Iy
charging household demography and housing preferences. This demand growth is spread
throughout the urban environment.

Table2.30¢ Share of Growth in Total Dwellings by Location and 202@2050 (Medium Growtlruture)

Detached Attached

Reporting Area 2020- 2020- 2020- 2020- 2020-
2023 2030 2050 2023 2030

Central

Western

Eastern

b3a2y 320G Kn

Total Urban Environment 80%

Source: RLC/Infometrics Household Projections 2020. M.E 2021 Rc¢ Medium Growth Future
Dwelling Projection Model.

2.7.3 Competitiveness Margin Applied to Urban Dwelling Demand

Clause 3.22 of the NRID requires that a competitivess margin of 20% in the short and medium term and
15% in the longerm be added to projected demand for assessing capacity requiremenies il and Tier
2 urban environments.
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The purpose of the margin is to support choice and competitiveness in housing and business land markets
by ensuring that Council enables at least20% more land capacity than would be required to meet
expected derand.

It is important to recognise that the competitiveness margin is in gifestision for additional land for
feasible housing capacity and the infrastructure to support it, but it is not anticipated additional dwelling
supply as at 2023, 2030 or 203Mhe core reason for the additional land capacity is to provide a land supply
buffer in case housing demand is higher than anticipated, with a view also to place downward pressure on
land prices.

The precedinghousing projections identi§ the number of dw#ings expected to be required to

I O02YY2RIGS w2 {2 NHénduding EuwtrntzNédt dedgandyiet noriresidest dwelling
demand From that base, the Council is required to provide for sufficientgriabhled and serviced land

to accommodate tht growth, and up to 20% more for the competitiveness margin in the short and medium
terms. The short term margin applies as an additional 7 mGo#éipscity over and above the 36 month
growth outlook, so that at any point in time there should be 43 onaeths of plan enabled and serviced
land capacity, constantly moving forward.

Within that, it is important to differentiate between provision for housing capacity, which is done by
ensuring sufficient plan enabled and infrastructure serviced land supgptioipated needswithin the
power of councilsk YR | OQlidzl £ O2yaidNHzOGA2Y |yR FTAYylLt RStABS
is for the most part by private sector developers and builders.

Construction of housing capacity is undertakarydly by private interests in the case of most land
development and dwelling construction, apart from historically limited public sector involvement in social
housing. Efforts by community housing providers and not for profit developments supported!@nbc
central government are also expected to increase over time. Despite this, the supply of new dwellings has,
and is expected to remain predominantly a private sector activity, where private developers and builders
purchase and develop land and buildedlings in expectation of sale on the open market, often with the
security of contractual arrangements with an intending purchasers@lg, although also in anticipation

of sale during or after the dwelling construction (speéd). Completion of nevdwellings occurs
predominantly in the last months and weeks of a development sequence taMking&s from land
acquisition through structure planning, site development, provision of local infrastructure, to dwelling
construction and sale. This means fsmn for land capacity by councils can generally be expected to
manifest as built housing capacity approximatedyy®ars later, at the earliest.

The key point is that the provision for the competitiveness margin should not give rise to expectation that
the new housing capacity itself would be completed and be ready for sale 43 months or so in advance of
its expected uptake. In terms of meeting the NEBrequirements, then, the competitiveness margin
applies to provision for sufficient land, and nothe final delivery of built housing capacity

Table 2.31 and 2.32 show medium growth dwelling projections in the urban environment by location
inclusive of the competitiveness margin. Total growth in the short te&bG8 dwellings, increasing to

6,240 in the mediumterman8,7nn Ay GKS f2y3 GSN¥Yo® '3FAYTI (GKS 8§
growth future are included in the supporting Technical Report. It is these dwelling projections (with the
margin includejithat form the basis of the sufficiency assessment, discussed later in Section 10.
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Table2.31 ¢ Total Urban Dwellings by Location and Type Including Margin (Medium Growth Future)

2020 2023 2030 2050
Reporting Area
Detached Attached Total Detached Attached Total Detached Attached Total Detached Attached Total
5,300 5,770 6,430
11,990 12,750 13,150
4,620 5,060 5,670
b32y3d2dl Kn 2,090 2,300 2,550
Total Urban Environment 21,170 24,700 24,000 28,270 25,880 30,950 27,800

Source: RLC/Infometrics Household Projections 2020. M.E 2021 Rotorua Dwelling Projection Model. Figures rounded to nearest 10. Medium Growth Future
Projections assume non-resident dwellings growth proportionate to resident dwellings and rural environment dwellings increase at 90% of the urban environment dwellin
rate. * Includes holiday homes, vacant dwellings and whole dwelling units used for short term accommodation (i.e. Airbnb)

Table2.32 ¢ Growthin Total Urban Dwellings by Location and Type Including Margin (Medium Growth
Future)

Detached Attached Total

Reporting Area 2020- 2020- 2020- 2020- 2020- 2020- 2020- 2020- 2020-
2023 2030 2050 2023 2030 2050 2023 2030 2050

1,050 1,930

1,560 2,580

650 1,170

b32y320l Kn 300 560

Total Urban Environment 2,830 3,560 6,240
Source: RLC/Infometrics Household Projections 2020. M.E 2021 Rotorua Dwelling Projection Model. Figures rounded to  Medium Growth Future

Projections assume non-resident dwellings growth proportionate to resident dwellings and rural environment dwellings increase at 90% of the urk
environment dwelling growth rate. * Includes holiday homes, vacant dwellings and whole dwelling units used for short term accommodation (i.e. 4

2.8 Housing Bottom Lines

Clause 3.6(1) of the \IPS5 NXBIj dzZA NBa GKI G GaGKS FyY2dzyld 2F RS@OSt 2
SELISOGSR K2daAAy3dI RSYFYR LI dzd (GKS | LodtiEndNdintieS O2 )
long term is clearly stated in each district of a tier 2 urban environment. The Housing Bottom Line is to be
0l &SR 2y (i Keasible fehstayalhly pcled ta be realised development capacity that must be
enabled to meet demand, along with the competitiveness mdagin h y OS RSGSNXYAYSRI (K
Lines must be inserted into the District Plan and Regional Policy Statement.

The following are theatculated Housing Bottom Lines for tRetorua urban environment for the short,
medium and long term. They are based on the analysis set out above in S&ctaon Zpecifically 2.3

abovel YR I NB RNAGSY o6& [/ 2dzy OAf QdiciehthaBetl SnNNEaKrucki® R A dzY
served, feasible development capacity is required to meet demand to accommodate the following number
of projected additional dwellings in each time pefidd:

i. Short Term (3 years, 202023): an additional 3,560wellings.
. Medium Term (10 years, 202030): an additional 6,240 dwellings.
iii. Long Term (30 years, 262050): an additional 9,740 dwellings.

Otia AYLERNIFYyd (G2 y20S GKIFId AT /2dzyOAf Qa IAINRgGK LINR2SOlA2ya
updated as would this HBA.
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3 Housing Supply

This section examines the Rotorua residential property estate, to identify the current
dwelling mix and property values. The focus is on the housing for the resident population.
It includes analysis of the additions to housing supply in the recent pastdmsents and
estimated land values, then considers the likely future dwelling estate, taking account of
the current estate, and potential additions to that estate, in the context of different trends
in land values and improvements values, and tieseaffect dwelling values and prices.

A high level summary of the approach to modelling housing supply is contained in the
supporting Technical Rep®it

3.1 Current Dwelling Estate

Table3.1 provides a summary of the Rotorua District residential property estate as at 2020 (June). The
Corelogic dataset does not match directly with the Census descriptions of dwellingatyghésincludes
dwellings utilised byawally resident households, and also visiting households (such as holiday. homes)
However, it offers very useful detail for understanding affordability issues.

Table3.1 ¢ Residential Property Estate Rotorusatiict 2020

Land Value Improved Capital Valur Mean LV Mean IV Mean CV LV as %

Property Category ($m) Value ($m) ($m) ($000)  ($000) ($000) CcVv

Residential Dwelling 24,000 $ 4,800 $ 4,845 $ 9,646 $ $ $

Residential Home & Inconme 360 $ 87 $ 98 $ 185( % 242 $ 272 $ 514 479
Residential Apartments 1,950( $ 306 $ 388 $ 693 | $ 157 $ 199 $ 356 449
Residential Rental flats 230 $ 62 $ 77 °$ 139($ 269 $ 336 $ 605 449
Residential Convert Flats 10| $ 3 $ 2 $ 5% 289 $ 237 $ 526 559
Sub-total Residential 26,550 $ 5,258 $ 5411 $ 10,669|$ 198 $ 204 $ 402 499
Lifestyle Improvement 2,570| $ 928 $ 939 $ 1,867 (% 361 $ 365 $ 726 509
Total 29,120|$ 6,186 $ 6,349 $ 12,536| % 212 $ 218 $ 430 499

Source: ME 2020; Corelogic 2020

The table shows some 29,120 residential properties in total, which concords well with the-lizeseslis
estimate of 29,000 resident households in occupied dwellings for June 2020.

The Corelogic daidentifiesa total property value (capit@F £ dzS 2NJ d¢/ +é 0 2F PMHIpoO
2F fFLYyR @FtdzS 64a[ 260X YR bcXondY 2F AYLNRGSYSy
just under half the total capital value.

The main residential types are shown as a group, and theseradlyg represent urban residential
LINPLISNIASEa:E gAGK GKS WwSaARSY(GAlFf 5¢StftAy3aQ | yR

61 For clarity, note that the report refers to resident households (those living dlidtriet on a pemanent basis, as distinct from
those visiting for a short period). The residential property estate is the land and buildings which provide capacigrior resi
households and for visitors including holiday dwellings. Demand for dwellings is focussedienn heuseholds.
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Table3.2 shows hav the mean values in Rotorua District compare with the New Zealand pattern. Rotorua
values (and prices) for the residential types are significantly lower than the New Zealand average for LV, IV
(predominantly the built dwelling), and overall CV. For thim mesidential types, Rotorua values are 50%

to 70% of the national figure (Rotorua values-8@%6 to-50% below the national average). For Lifestyle
properties, the Rotorua estate is much closer to the New Zealand average values, though it is still aroun
20% lower.

Table3.2 ¢ Residential Property ParametefRotorua District and New Zealand 2020

Mean Mean Mean

Property Category Count LVas%IVas¥% CV as
($000)  ($000)  ($000) CV NZ NZ % NZ

Mean LV Mean IV Mean CV LV as %

Residential Dwelling 24,000| $ 200 $ 202 $ 402 509 49%  71% 589
Residential Home & Inconle 360 $ 242 $ 272 $ 514 47% 37% 65%  48%
Residential Apartments 1,950| $ 157 $ 199 $ 356 44% 53% 73% 639
Residential Rental flats 230($ 269 $ 336 $ 605 449 54% 81% 679
Residential Convert Flats 10($ 280 $ 237 $ 526 55% 44%  77%  55%
Sub-total Residential 26,550( $ 198 $ 204 $ 402 49% 50% 71%  59%
Lifestyle Improvement 2570 $ 361 $ 365 $ 726 50% 80% 84%  82%
Total 29,120 $ 212 $ 218 $ 430 499 53% 73% 629

Source: ME 2020; Corelogic 2020

Table3.3 provides further indication, comparing median value and thet@®0" percentiles. The lower
percentile values are important in relation to housing affordability and can provide a more accurate
indication ofaffordabilitythan the blunter median values and median incomes comparators, since new
owners entering the housing mat often purchase dwellings in the lower value bands because that is the
entry point which is affordable.

Table3.3 ¢ Residential Property PercentileRotorua District and New Zealand 2020

I . Rotorua Distric New Zealand .Ro't ora 0
Property Value Indicator ($00( ($000) ($000) Dlstrll\j:;as Yo
Median Value $ $
20th percentile $ 250 $ 350 71%
40th percentile $ 313 % 500 63%
60th percentile $ 400 $ 675 59%
80th percentile $ 525 $ 950 55%

Source: ME 2020; Corelogic 2020

Figure3.1 shows the current distribution of residentjaoperty values in Rotorua, with strong grouping
evident in the lower value bands (less than $600,000).cbhisasts with the New Zealand distribution
(Figure3.2), which shows much lower incidence in the lower value bands, and a broader spread across
middlevalue bands especially over $800,000.
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Figure3.1 ¢ Distribution of Rotorua Residential Property Values 2020
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Figure 3.3 shows the mean property values at each ventile (e0qgréentile) for the district, with LV
and IV. The pattern indicates a fairly stable property estate. Across the property value bands, the LV
component is fairly consistent at around half of the total value. This consistency is in tune with an economy
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showing moderate growth, and a residential property estate where expansion has been predominantly via
greenfield development and infill, rather than intensification of lots. Over time, the land value share of total
property value tends to increase, as the tamlprovements age.

Figure3.3 ¢ Rotorua Residential Property Land and Improvement Values 2020
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3.2 Dwelling Value Trends

Housing prices are commonly the focus of market assessn@inte 200, residential prperty 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-tipettetite GFC),
constraints on construction capacigypply shortfallsstrong inward migration, overseas investment in

bS¢ %SIHftlIYyRQa K2dzaAAy3d YINJSG o6dzyiGAt HAMYy 03X Ay
environment. While the increase has been evident across all cities and districts, thecanoidesiue and

price growth has varied by region and at different times.

Mean housing values in Rotoristrict have been identified from the Corelogic residential property index,
which offers monthly data across 125 locatiohke key changes over thed decades to 2020 are
summarised iTable3.4, whichshows mean values in both nominal (dollars of the day) and real terms (CPI
adjusted showing valués $2020). Notable features are:

a) In nominal terms, Rotorua prices increased 6$98 (361 times) over the 20 years, an
average annual rate Gf0%

b) This was slower than the New Zealand avera@@g4 77%pa)
c) Ly NBIFf (S NevinEreasein@dNdZO%pa. H n

d) Over the same period, average household incomes in the Bay of Réggignincreased
by 53%, or 2.2%pa, less than half the rate of housing values.
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e) Following the significant growth in the lead to the GFC in 2008, Rotorua values
decreaed, and by 2015 were around 16% lower than the GFC peak.

f) However, since 2015 Rotorua values have increased by ar@mih real terms, and by
19% in the last two years, more than double the national average.

g) That said, the mean Rotorua value in 2020asired 30% lower than the national average.

The longer term pattern (starting in 1994) and showing all years is sh&iguia3.4 where the Rotorua

pattern is graphed alongside New Zealand, and also two comparator cities in Hamilton and Tauranga. While
Rotorua values were substantially below the national and other regional trend by 2015, since then it has
caught up to the national pattern, and over thst year has been close to the national trend.

Table3.4 ¢ Residential Property Value Trend®otorua District and New Zealand 2020

Mean Property Value ($000) Value Change since:

June June  June June  June June June 2001-20 2001-20 Last5 Yrs Last 2 Yr¢ Last Yea

el indicator 2001 2008 2012 2015 2018 2019 2020 (%) (%)pa (%) %) (%)

Rotorua District Nominal Value 144 287 361%
Real (CPI adj) 211 347 291 291 438 479 520 246% 4.9% 79% 19% 9%
New Zealand  Nominal Value 181 402 408 518 674 687 738 408% 7.7% 42% 9% 7%
Real (CPI adj) 265 487 448 554 695 697 738 278% 5.5% 33% 6% 6%
Hamilton City  Nominal Value 158 346 335 382 559 585 628 397% 7.5% 64% 12% 7%
Real (CPI adj) 232 418 368 408 576 594 628 271% 5.4% 54% 9% 6%
Tauranga City Nominal Value 211 463 431 486 700 744 794 376% 7.2% 63% 13% 7%
Real (CPI adj) 309 560 474 519 722 755 794 257% 5.19% 53% 10% 5%

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

Figure3.4 ¢ Rotoruaand Comparator City Residential Property Values-2029
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These patterns are addressed further in the examination of housing affordability, and consideration of the
role of planning in the operation of land and development markets.
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3.3d b S Pwéellings; Additions to the Estate

It is important to understand current trends awlditions to theRotoruadwelling estate. Construction

activity provides several important indicators for the housing makkeellingconsent&? issued is a key
indicator of the scale, value and typologies of those additions, as the majority of consents issued do
manifestas new dwellings within the following-22 months from issué?

When residential development stakeholders were asked whato$aevelopment they do most of in
Rotorua, nearly 50% worked mainly on greenfield development and a third worked mainly ¢n infill
development. However, when all rankings were taken into account, there was little separating greenfield
from infill activiy. It is considered that this result reflects an absence of a ready supply of greenfield
development opportunities in Rotorua in recent years, which has allowed more infill develgpment
opportunities to be realised. It is anticipated that this result mégrdin the future if more greenfield
development is enabled (with an associated market shift towards greenfield opportunities), althoygh any
changes to the District Plan that allows greater intensification might also see infill housing activity remain
strong (or redevelopment activity increase). Ongoing monitoring of these trends will reveal any shifts.

The number and value of consents indicates the built improvements, and it is also critical to consider the
land component, since the total (capital) vatdigroperties obviously includes land and dwelling. For this,

we have estimated the land component of new dwellings, drawing on analysis of the observed relationships
between improvement value and land value for some 23,000 new residential propertigoirateities

and districts constructed over the 2013 to 2017 pée¥iod

The analysiss able tadraw on the observed relationships between consent values, which account for most
of thelVof new residential properties, and final property capital valudagalsointo account land values.

The consent and LV information is used here to understand recent trends in consents, as well as expected
future trends, to indicate the futurd dzLJLJ @ 2 F y S ¢ R ¢ S hdinga0Dandmefvdrs ¢ RS
the shat, medium and long termd&he initialhigh-level approactbases projected numbers aurrent

trends anddwellingmix, applied to thetotal indicated land supply includiggeenfield andnfill estimates.

Note that his provides a first approximation ofaelwelling suppliyhecause it does not include detailed
analysis of feasibility of new dwellings on greenfield and infill land. The recent trends in consenting are
taken as a general indicator of feasibility, recognising that in most council areas @lvemoportion of
consented builds progress to completions, and that indicates general feasibility especially when considered
over the medium term.

3.3.1 Dwelling Consents 20€XD20

The scale and nature of new dwelling consents in Rotorua District since @6vis inFigure3.5.
Following substantial consenting and building activity in the -2808eriod at around 250 annually, the

62 These relate to building consents, as distinct from resource consents.

63 The residential consent data does not provide any visibility (detail) on the end use of the dwelling unit. It may be d@wned an
occupied by a resident householdijilb for long term rental, built as a holiday home, or used for short term residential visitor
accommodation. There is however lots of flexibility to switch from one use to another.

64 This analysis of Corelogic datasets covered Hamilton City, TaurgngadCilew Plymouth, Whangarei, Western Bay of Plenty,
Waikato, Waipa, Queenstown Lakes, Waimakariri and Selwyn districts.
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number of consents fell dmatically in the generally depressed economic conditions following the GFC.
The 201215 period saw only 890 consents issued annually, although the number has subsequently

increased to 15@00 over the last 5 years since 2016.

Figure3.5 ¢ Rotorua Dwelling Consents 192620
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Table3.5 ¢ Dwelling Consent Summary RotofUatal 20162020

Town house:

u

2015

2016
2017
2018

Retirement

2019

2020

MW Retirement Units

® Apartments

W Town houses Flats

Units

W Houses

Source: SNZ 2021

Parameter Houses Flats Units Apartments Uniits Dwellings
2016-2020 Period

Number of Consents 659 103 7 29 798

Total Value ($m)$ 241 % 16 $ 0% 8% 266

Total Value (Real $m) 2028 248 $ 16 $ 0% 8% 273

Floor Area of Consents (sqm) 121,423 8,724 460 2,973 133,580

Mean Value ($000)$ 361 $ 155 $ 23 $ 186 $ 328

Mean Real Value ($000$ 373 $ 159 $ 24 $ 189 $ 338

Mean Floor Area (sqm) 185 87 43 61 168

Mean Value $ per Sqnth 1,966 $ 1,752 $ 380 $ 1,881 $ 1,960

Mean Real Value $2020 per Sggn =~ 2,027 $ 1,807 $ 397 $ 1,918| $ 2,021

Source: Statistics NZ 2021

The 201620 period has seen nearly 800 consents issued, witlalavalue of $273m in $2020 termiaple
3.5). Mean dwelling size is currently 168mwith houses at 185Mmand apartments, retirement units and
townhouses substantigl smaller. Mean value peris just over $2,020, in current terms. A comparison
of the 2016 and 2020 situations (December years) is showahile3.6 for basic paramiers, including
annual value of consents (up 62%), mean value (up 17% in real terms), mean floor area (A6%4),by
and mean value per hiup by 30% in real terms).
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Table3.6 ¢ Dwelling Consent Parametaey&ey Changes in Rotorua 2016 to 2020

Town . . .
REENEN Residential

Units Dwellings Buildings

Time Period Houses houses Apartments
Flats Units

N of Consents
201 104 13 4 - 121 121
202 131 24 1 12 168 168
2016-202 27 11 - 3 12 47 47
Change 2016-2020|% 26% 85% -75% 0% 39% 399
Change 2016-2020 %pa 5.9% 16.6% -29.3% 0.0% 8.6% 8.69
Value of Consents ($m)
2014 $ 32 $ 2 $ 03 - $ 34 $ 34
2020 $ 49 $ 6 $ 03 33 58 $ 58
2016-2020 $ 18 $ 4 -$ 03 3 3 25 $ 25
Change 2016-2020|% 56% 229% -88% 0% 74% 749
Change 2016-2020 %pa 11.8% 34.6% -41.7% 0.0% 14.8% 14.89
Value of Consents (Real $m) 2020
2014 $ 34 $ 2 $ 03 - $ 36 $ 36
2020 $ 49 $ 6 $ 03 3 3 58 $ 58
2016-2020 $ 16 $ 4 -$ 0% 3 % 22 % 22
Change 2016-2020(% 46% 207% -89% 0% 62% 629
Change 2016-2020 %jpa 9.9% 32.4% -42.7% 0.0% 12.9% 12.99
Mean Value of consents ($000)
2014 $ 304 $ 146 $ 33 % - $ 278 $ 278
2020 $ 377 $ 260 $ 15 $ 230 $ 348 $ 348
2016-2020 $ 73 $ 114 -$ 18 $ 230 $ 70 $ 70
Change 2016-2020|% 24% 78% -54% 0% 25% 259
Change 2016-2020 %pa 5.5% 15.5% -17.6% 0.0% 5.7% 5.79
Mean Real Value of Consents ($000)
2014 $ 325 $ 156 $ 35 $ - $ 297 $ 297
20270 $ 377 $ 260 $ 15 $ 230 $ 348 $ 348
2016-2020 $ 52 % 104 -$ 20 $ 230 $ 50 $ 50
Change 2016-2020|% 16% 66% -57% 0% 17% 179
Change 2016-2020 %pa 3.8% 13.6% -19.0% 0.0% 4.0% 4.09
Mean Floor Area of Consents (sgm)
201 195 90 32 - 178 178
202 172 123 35 112 160 160
2016-202 23 34 3 112 - 18 - 18
Change 2016-2020|% -12% 38% 9% 0% -10% -109
Change 2016-2020 %9pa  -3.1% 8.3% 2.3% 0.0% -2.6% -2.69
Mean Real Value $2020 sgm of Conse
2014 % 1667 $ 1,740 $ 1,086 $ - $ 1667 $ 1,667
2020 $ 2,188 $ 2,104 $ 429 $ 2,051 $ 2,169 $ 2,169
2016-2020 $ 521 $ 363 -$ 658 $ 2,051 $ 502 $ 502
Change 2016-2020|% 31% 21% -61% 0% 30% 309
Change 2016-2020 %pa 7.0% 4.9% -20.7% 0.0% 6.8% 6.89

Source: Statistics NZ 2021

3.3.2 Consent Size Trends 262020

The distribution of sizes (sqm) of consents is showigimre3.6 for houses, anébr townhouses, flats and
units in Figure 3.®Importantly, the shift toward more smaller dwellings has been in detached dwellings,
as distinct from a shift towards townhouses, terrace houses and apartments. While the average size of a

65The y axis has been kept constant between graphs to highlight the relative scale of the two dwelling groups.
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house decreased b{2%, in 2020 houses accounted for 78% of cassdpwn only somewhat from the
86% share seen in 2016.

The residential construction sector stakeholder survey also showed that development in Rotorua i
focused on delivering single level standalone dwellings on full sites, with very few respatadigrring
duplexes and even fewer delivering terraced homes in the last two years (no respondents had d
apartments in the two years prior to the survey).

f
f

il

This is a welbstablished development pattern across the Rotorua market.

The typologys driven by relatively large District Plan site size requirements, making stan
dwellings the only viable option for these larger sites. Larger site sizes create no space scarcity
to build multiple storeys as adequately sized dwellings eathieved in a single level.

Second storey development is limited by the build cost increases, with a higher return relz
dwelling size for singlevel dwellings.

Dual level development is primarily limited to more central, higher value locétiainare likely to
generate the return on the increased build cost.

Demand patterns also favour this typology due to lower cost and greater accessibility.

5 heavily

elivered

dalone
incentive

itive to

The increases in housing prices have seen efforts to make new dwellings more affordable by oanstructi
of mediumsized and smaller dwellings. Over the last 5 years, there is evidence of more dwellings in the
middle and smaller dwelling sizes, notably thel80sgm, 10aL40sgm and 14080sgm bands. That has

seen the average consent size across all reiaddauildings somel0% lower by 2020 compared with
2016.

Figure3.6 ¢ Rotorua House Dwelling Consents by Size (sqm)ZiXiD
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Figure3.7 ¢ Rotorua Unit Flaand Townhouse Dwelling Consents by Size-20Q0
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Compared with the New Zealand pattern, Rotorua shows a lower share of consents in the smaller size bands
(less than 100 Ay and in the middle size bands (1D80n¥), and correspondingly higher sharegha

larger sizes. To a considerable degree this is because a high share of Rotorua consents are still for detached
dwellings. Within the detached dwelling typology, Rotorua has a higher than average proportion in the
small (less than 10Ginband.

3.3.3 Consent Ylue of Works Trends 20@D20
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applicants prestart estimated cost of works shown in the consent documentation (including professional
buildingret 1 SR ¥FSSazx O2yaidaNHzOGA2ya
fees, consent fees, finance, or profit margins for developers. However, the construction cost of building
houses is a major determinant of the final cost iigodnd is relevant to consideration of the potential
feasibility of future development and final sale prices.
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There has been some minor shift toward a larger share of medium to lower value dwellings, as shown in
Table3.7. In 2020, some 38% of consents were edlat $300,000 or less, slightly more than the 35% of

2016 and 25% of 2017. The latest year shows 85% of consents were at values of less than $600,000, a
similar share to what has been seen since around 2016. The distribution of consents in each teoad valu
band for each year is shown in Figure 3.8.
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Table3.7 ¢ Share of Dwelling Consents by Value of Works ($20R6forua 2013 to 2020

Value Band 2013

$0K - 100K 3% 9% 4% 1% 2% 3% 4%
$100K - 200K 5% 11% 15% 9% 10% 28% 13% 8%
$200K - 300K 40% 14% 14% 22% 14% 16% 17% 26%
$300K - 400K 29% 29% 23% 33% 35% 12% 21% 25%
$400K - 500K 19% 17% 25% 23% 26% 20% 21% 22%
$500K - 600K 4% 14% 10% 6% 3% 10% 13% 5%
$600K - 700K 1% 7% 3% 3% 5% 5% 7% 2%
$700K - 800K 4% 6% 1% 4%
$800K - 900K 1% 1% 1% 1% 0% 2%
$900K - 1.0M 2%
$1.0M - 1.1M 3% 1%

$1.1M - 1.2M 1% 1%
$1.2M - 1.3M 1% 1%

$1.3M - 1.4M 1%

$1.4M & Ovef 2%

TOTAL 100% 100% 100% 100% 100% 100% 100% 100%

Figure3.8 ¢ Rotorua Dwelling Consents by Value of Works BandZUAB
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The distribution of consents by dwelling type in each value band for each year is shown in Table 3.8.
Obviously detached houses dominate, and some 60% of aktmisrlie within the $250,000 to $499,000
bands (all values in constant $2020 terms). Townhouses units and flats and other smaller dwelling
typologies show a relatively greater concentration in the lower value bands. The Rotorua District and New
Zealand ditributions by value for all consents is showRigure3.9. Rotorua shows a higher incidence of
lower value of works consents (less than $200,000), and a smalleirstiea&200,000 to $400,000 band.
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Table3.8 ¢ Dwelling Consents by Value of Works ($2@2)torua 2016 to 2020

Consent Value Apart Retire  Townhouse Total Apart Retire Townhouse

Houses . . ) Houses ent .
Band ments ment Units Unit Flat Dwellings ments Units Unit Flat
Under $50K - - - - -
$50-99K 10 4 - 17 31 1% 0% 2% 4%
$100-149K 28 2 11 15 56 3% 0% 1% 29 6%
$150-199K 48 - - 15 63 6% 2% 7%
$200-249K 36 - - 23 59 4% 3% 79
$250-299K 77 - 12 11 100 9% 1% 1% 12%
$300-349K 89 - 12 - 101 10% 1% 12%
$350-399K 108 - - - 108 12% 12%
$400-449K 103 - - - 103 12% 12%
$450-499K 82 - 5 5 92 9% 1% 1% 119%
$500-549K 54 - - - 54 6% 6%
$550-599K 16 - - 1 17 2% 0% 299
$600-649K 23 - - 3 26 3% 0% 3%
$650-699K 12 - - 2 14 1% 0% 29
$700-749K 19 - - - 19 2% 2%
$750-799K 5 - - - 5 1% 1%
$800-849K 2 - - - 2 0% 0%
$850-899K 4 - - - 4 0% 0%
$900-949K - - - - -
$950-999K 3 - - - 3 0% 0%
$1000-1049K - - - - -
$1050-1099K 2 - - - 2 0% 0%
$1100-1149K 1 - - - 1 0% 0%
$1150-1199K 1 - - - 1 0% 0%
$1200-1249K 1 - - - 1 0% 0%
$1250-1299K 2 - - - 2 0% 0%
$1300-1349K - - - - -
$1350-1399K - - - - -
$1400-1449K 2 - - - 2 0% 0%
$1450-1499K - - - - -
$1500K+ - - - - -
TOTAL 728 6 40 92 866 84% 1% 5% 119 100%

Source: ME Housing Demand Model 2021; Statistics NZ 2021
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Figure3.9 ¢ Rotorua Dwelling Consents byliéavs New Zealand 202820
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Residential land and dwelling developers in Rotorua were askeddhpieated housing could (or should)

play a greater role in Rotorua, as it is a means to lower construction costs. Generally, the responsg was no,
with reponses siting a perceived lack of quality with-fiakricated housing (and a desire for Rotorug to

have more quality homes). Interestingly, consultants working in the residential development segctor in
Rotorua overwhelmingly thought that pfabricated houg could have a greater role, although noted

some conditions that may reduce its effectiveness in the district including a lack of flat land and|ground
issues (which would not be solved by-fabrication).

3.3.4 Total New Dwelling Value

However, the consertdata shows only the estimated value of the dwellings to be built. It does not show
the value of other built improvements to the land, nor does it show the value of the land itself. The
distribution of the total values of new dwellings including landdgvshin Table3.9 and it shows a wide

range of values for new dwellings entering the Rotorua property &stdtee estimates draw from an
analysis of detailed data on some 27,800 new dwellings across Tier 1 and Tier 2 territorial authorities, to
identify LV as a share of total CV for dwellings in each (capital) value band, and for each dwelling type. For
Rotoruathe LV to CV relationship evident in regional cities and districts has been applied. In contrast, in

Auckland and Christchurch (large metropolitan markets), the LV component is a generally higher share of
CV than is the case in the other cities.

66 Note that the estimtes in Table 3.9 show the same number of dwellings built as consents issued. Not all of the new dwelling
consents which are issued end up as new dwellings constructed (there is some attrition). However, it is useful for #segpurpos

this analysisto asdzy S G KI &G +Fft FNB WodAtdQ a2 GKFEG GKS O2YLI NRAazy 27
and not further complicated by making allowances for that attrition.
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Table3.9 ¢New Dwellings by Estimated Total Value BaRdtorua 2016 to 2020

Value Band Houses Apart Retire  Townhouse Total Houses Apart Retire  Townhouse
ments ment Units Unit Flat Dwellings ments ment Units  Unit Flat

Under $50K - 1 - 6 7 0% 1% 1%
$50-99K - 1 - 6 7 0% 1% 1%
$100-149K 2 1 2 7 12 0% 0% 0% 1% 1%
$150-199K 9 1 2 10 22 1% 0% 0% 1% 2%
$200-249K 9 1 2 14 26 1% 0% 0% 1% 3%
$250-299K 20 - 2 11 33 2% 0% 1% 3%
$300-349K 26 - 5 10 41 3% 0% 1% 4%
$350-399K 45 - 7 10 62 4% 1% 1% 6%
$400-449K 61 - 7 7 75 6% 1% 1% 7%
$450-499K 61 - 7 2 70 6% 1% 0% 7%
$500-549K 77 - 7 2 86 8% 1% 0% 9%
$550-599K 68 - 3 1 72 7% 0% 0% 7%
$600-649K 72 - 1 1 74 7% 0% 0% 7%
$650-699K 69 - 1 1 71 7% 0% 0% 7%
$700-749K 69 - 1 1 71 7% 0% 0% 7%
$750-799K 54 - 1 2 57 5% 0% 0% 6%
$800-849K 54 - - 1 55 5% 0% 5%
$850-899K 35 - - 1 36 3% 0% 4%
$900-949K 22 - - 1 23 2% 0% 2%
$950-999K 22 - - 1 23 2% 0% 2%
$1000-1049K 13 - - - 13 1% 1%
$1050-1099K 13 - - - 13 1% 1%
$1100-1149K 12 - - - 12 1% 1%
$1150-1199K 6 - - - 6 1% 1%
$1200-1249K 7 - - - 7 1% 1%
$1250-1299K 5 - - - 5 0% 0%
$1300-1349K 5 - - - 5 0% 0%
$1350-1399K 3 - - - 3 0% 0%
$1400-1449K 6 - - - 6 1% 1%
$1450-1499K 6 - - - 6 1% 1%
$1500K+ 8 - - - 8 1% 1%
TOTAL 859 5 48 95 1,007 85% 0% 5% 9% 1009

Source: ME Housing Demand Model 2021

The distribution of consent values and total residential property values is shdvigune3.10 for all
dwellings, and ifrigure3.11 for houses only. For new houses in most value bands, land accounts for 38
42% of otal CV. For apartments and townhouses, the LV component is smaller, in the rangg8% 28
reflecting the greater dwelling to land ratios efficiencies possilllewever making use of this ratio
efficiency is only justified by relatively higher land \&alue

In the graphs, the difference between the lines showing value of consents and total property value reflects
the land component of new dwellings. It is noted that the LV share for new dwellings is in most instances
substantially less than for the establed dwelling estate. This reflects the fact that new builds are generally

to a greater level of intensity (i.e., less land area per dwelling) than the urban &terage

67This is one key reason why the Price Cost Ratio (PCR) methaglotmigyell suited for any assessment of urban economies and
housing land marketséeSection 10.6.1).
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Figure3.10 ¢ All New Dwellings Consent Value and Final Property Value : Rotorua2®2105
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Figure3.11 ¢ New House Consent Value and Final Property Value : Rotorug 2026
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3.4 Future Dwelling Estate
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additional dwellings required to accommodate additional households didtnet. In accordance with the
NPSUD provisions, allowance is made for onditta@hal dwelling for every additional household.
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This approacitakes accoundfii KS SEA&GAY 3 RoStt Ay S&0LtdpsoEidel y R
estimates of the future estate by dwelling types and value bands. This is important for agsessing
housing affordability

3.4.1 Property Value Trends

A key requirement is to understatitely changes ithe property values of botkhe existing and new
estates over the NP&JD time periods. The long run evidence itNew Zealandcovering periods of
economic boom and bust, population growth and decline, and periods of relative housing under and over
supply, points to LV generallyincreasingat a faster rate than the IV (the value of everything else
permanently built on or attached to the land) of indial sites.

Land value increase is generally driven mainbrdmwth in market size as cities expaadkey reason why

mean land values in larger cities are substantially higher than smaller cities and towns. Other influences
include the rate of growth, ith faster economies generally showing more rapid increase in land values
than slower growing economies, and the available land and housing supply relative to demand. Final
consumer demand is predominantly for residential properties including land andvienpents
(dwellings), which means that constraints on supply of housing in an area may be expected to affect the
value of the land component as well as the improvements. As well as localised influences, several
exogenous influences are important, includitg YS f 21y Ay GdSNBad NI GiSax 21
the availability of finance for house purchases, which commonly have effect at the national level and local
level, including by setting expectations about future prices.

To reflect actual changethe analysisiraws on observed trends property values over the last two
decades inTier 1 urban environmentacross New Zealarfd Corelogic datasets have been analysed to
show the relative shifts in land values and improvement values ové?f.tifmis analysis has identified that

LV in Tier 1 economies changes at a different rate from 1V, in almost every city. LV typically grows faster
because the value of lansigenerally driven byrowthin the size o&n urban economy, though also drop

faster than 1V in periods of economic downturn.

The value of improvements on the landhainly a dwelling typically shows a different pattern of change,
increasing at a slower rate thdrl, and often remaining static or decreasing in real terms, as built
improvements depreciateThis slower growth reflects thhtiilt structures age and depreciate, with their
technology becoming increasingly outdated over time. This ongoing depreciation is also offset by additions
and alterations, renovation and maintenance, amelinherent use value of existing structures.

This means that inrban economies, wie LV has generally shown positive growth, the IV component of
property value has also shown positive growth but grows more slowly and may decline in real {inflation
adjuged) terms. Whether the rate of increase is fast or slow or negative is less important than the overall
differential whereby the rate of change in LV is greater than IV, leading to impetus for eventual
NEBRSOSE2LIYSYyd (2 F WKA :&d iNEnsivg BigherQdtall NG peesi@ bt @ L

68 MEHousing Supply Mod2021

69 Auckland, Hamilton, Tauranga, Wellington and Christchurch.

70A consistent, nechange dataset of 5,000 urbanoperties has been used to examine the effects of land value and improvement
value change where there has not been any significant change to the dwelling (including replacement). That vis to remove the
effect on improvement values of replacement dwellimgsnajor upgrades which could distort the pattern.
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necessarily more expensive per dwelling) reflecting the current economy (as opposed to the economy at
the time of the original development).

The overall pattern for Tier 1 cities is showfigure3.12, where land values rose substantially ahead of
improvementvalues in the 2062007 period, then declined 20911 (affected by the GH€lated
downturn in economic conditions), then remairadtead of improvement values through the 2218

period.

Similar patterns are evident in the cities closest to Rotorua district, for TaurangBi@itg3.13) and
Hamilton City Figure3.14) across the last two decades.

Figure3.12 ¢ Tier 1 Residential ProperyLand and Improveméwalue Trends (Real) 262018
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Figure3.13 ¢ Residential Land and Improvement Value Trends (Real) Tauranga GRp2800
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Figure3.14 ¢ Residential Landhd Improvement Value Trends (Real) Hamilton City-2008
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These patternare evident throughout New Zealarkigure 3.15hows the recent pattern across all TEAs

over the 20162020 period. The key feature of the graph is that for most TLAanthel 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 showyegdr) time period and the fact that the 2020 includes
properties addedince 2016 means that the big picture patternV generally increases faster than i/

GKS 1Se AYRAOI G2N® w2 (2 NHz Thisievilddck hadeihasybeeh drawd 0 op Y
the assessment of property values in Rotorua districi (Bisr 2 urban environment), over the 262060

period for the NPSID.

"1 Territorial Local Authorities.
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Figure3.15 ¢ Residential Land and Improvement Value Trends (Re@DA 2012020
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3.4.2 Current Estate : Values 202050

The distribution of property values in the existing estate has been identified for the 2020 base year from
the Corelogiproperty counts and estimated for future years allowing for expected trends in LV and IV over
the short, medium and long territhis is on the basis that one household equates with one dwelling, as
required by the NRBD, such that projected future dwell;vgquate with projected future households.

The estimates of future value take account of expected changes in land and improvement values over time,
which is expressed as annual % changes in LV and IV, assuming a constant (compounding) rate over time.
Thisdraws on analysis of past trends, as well as future expectations, and it also allows for patterns of change
to be slower or faster than the Base Case (to differentiate from medium or high growth rates in the Rotorua
District population). The projected aiges for the Base Cad¢igh and Lowehange futures are shown in
Table3.10. Note that for clarity the text, tables and graphs focus on the Basedbdsegver this for

medium growth future.

The Base Case future allows for annual change of +2.9% in land values, and 0.7% in improvement values
(both in real inflation adjusted terms). This is consistent with the broader pattern where land values have
growth at around 24 times the rate of improvement values in real terms.

Table3.10 ¢ Projected Real Changes in Property Values (%pa)2PG20

. National
Indicator Base Case
Outlook

LV Trend 2.9% 3.19% 3.29% 2.6%
IV Trend 0.7% 0.899 0.8%99 0.7%
Construction Cost Trend 0.9% 0.999 1.09% 0.8%

Household Income Trend 1.8% 159 2.09% 1.6%
Source: ME Housing Demand Model 2021

The indicated shifts in property values in the existing dwedlitgte (under the Base Case) are summarised

in Table3.11. This shows the number of dwellings in each value band (in real $2020 terms) currently, and
in the short, medium and long terms. The ongoing increases in LV, together with the more modest changes
in IV for the current dwelling estate, would see important shifts in the medium and long terms. That is to
be expected, given the outlook for land valtesontinue to grow.

Currently (2020) most of the dwelling estate is in values of less than $400,000 (52%) and in the $400
600,000 range (28%). Another 12% of dwellings are in the&BB000 band, with around 8% valued at
$800,000 or higher.

There wouldbe limited change to 2023, when around 75% of the total district estate would be in value
bands of $600,000 or less, and only 11% in bands of $800,000 or more.

There would be more substantial change in the medium term, although by 2030 at the projected rates of
change some 68% of dwellings (19,900) would remain in the $600,000 or less value band, with the $800,000
and over band by then accounting for 14% of titaltdistrict estate (some 4,300 dwellings). However, in

the long term dwelling numbers in the $600,000 and under bands would account for only 41% of the total
district estate (11,740 dwellings) and some 35% (10,400 dwellings) would be in the $800,096rand
bands.
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The table shows changes in the value patterrmnbyfthe existing dwelling estate, at the assumed rates of
property price escalation. Importantly, the projections allow for some continued increase in the value of
the already built dwellings, when longer term the built estate is subject to depreciatioa gmoaving
QGSOKy2f 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 increases in
household incomes). Importdpnithey are a representation of the recent past projected into the future,

to indicate the potential extent of change in housing prices. They are not a forecast of price changes. They
are intended to represent the effects of long term changes in the pippearket as.Vscontinued to
increase, andVsincreased but more slowlhA faster rate of change in market conditions for both land
values and improvement values would see somewhat greater shifts in the medium term, though it is again
only in the longdrm that the existing dwelling estate would show substantially different value patterns
from the current. A slower rate of change, including a future where improvement values showed a drop in
real terms, would see quite limited changes in the value pattiennthe existing estate.

Table3.11 ¢ Total Current Estate by Value B&2020 to 205(QBase Case)

Rotorua District All Growth Futures Includes Lifestyle

LV Trend 2.9% IV Trend 0.7% (all %pa)
Value Band ($000,$2020 " 0,5 5003 2030 2050 2020-23 2020-30 2020-5C
$0-99 330 330 310 210 - - 20 - 120
$100-199 1,490 1,510 890 160 20 - 600 - 1,330
$200-299 5980 4300 3220  840|- 1680 - 2760 - 5,140
$300-399 7340 7170 7,000 1,860|- 170 - 340 - 5,80
$400-499 4680 5360 4900 4540 680 220 - 140
$500-599 3360 3060 3580 4.130|- 300 220 770
$600-699 2110 2540 2,600 3.400| 430 490 1,290
$700-799 1260 1,380 2230 3500| 120 970 2,240
$800-899 810 1,090 1230 2170] 280 420 1,360
$900-999 460 730 840 1680 270 380 1,220
$1000-1099 320 420 680 1330] 100 360 1,010
$1100-1199 230 240 340 1,060 10 110 830
$1200-1299 160 180 210 830 20 50 670
$1300-1399 130 170 240 840 40 110 710
$1400-1499 110 110 120 330 - 10 220
$1500-1599 70 90 130 560 20 60 490
$1600-1699 30 100 130 260 70 100 230
$1700-1799 30 60 70 120 30 40 90
$1800-1899 30 30 80 180 - 50 150
$1900-1999 20 30 50 110 10 30 90
$2000-2199 10 20 40 220 10 30 210
$2200-2399 20 20 30 40 ) 10 20
$2400+ 40 60 100 650 20 60 610
Total 29,000 29,000 29,000 29,000| - - -
Under $400K 520  46%  39%  11%
$400-599K 28%  29%  29% 30
$600-799K 120  14%  17% 249
$800-999K 4% 6% 7% 139
$1000-1499K 3% 4% 5% 159
Over $1500K 1% 1% 2% 7%

Source: ME Housing Demand Model 2021
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The Base Case outlook is showhifjure3.16 with the current distribution indicated by the black line, and
then the bars for the short, medium and long terms showing the relatively gradual shift in property values
over time.

The pattern is important iregard to housing affordability. In the medium growth future, the existing estate
will account for around 994% of total dwellings in 2023, and-88% in 2030 (assuming limited
replacement of existing dwellings). Even in the long term, the 28,900 or dondsvevhich are currently
there will still represent 738% of the total housing stock (assumingl®@ will have been replaced by
then), with new dwellings yet to be built accounting for around 22% of the total.

Figure3.16 ¢ Properties by Value 202ZD50c¢ Existing EstatdBase Cade

30%

25%

P 2023
5 20%
(7] . 2030
&
s 2050
& 159
<
o 10%
o
L
(%]
5%
0%
(=2 (=2 (=2} (=) (=2 (=) (=2 (=2} [=2] (=2} (=2 (=2} (=2} (=2} (=) (=2} (=2} (=2} (=2} (=2 (=2} [=2] +
(=] (=2} (=2} (=2} (=] (=2} [=2] (=2} [=2] (=2} [=2) (=2} (=2} (=2} [=2) (=2} (=2} (=2} (=] [=a) [=3] [=2] o
! - o~ ™ < [Tal (V=] ~ o0 (=] o - o~ [22] < un O ™~ o0 (=] — m o
R o o o o o o o o o T i T o = A7 S A7 T Iy N =
o o o o o o o (=) o o o o o o o o o o (=] o (=] ‘D\{
- o [32] < ) O ~ 0 [=2] (=] o o o o o o o (=] (=] [=} (=}
vr > v wr > w» > > w o i o~ o™ < wn (V=] ~ [ve] (=3} o o~
[ ) i - - - -4 \ | — - L) o~ o
v v > > wr v v v v v > v
Property Value Band (52020)
, A 2 1 « £ £ A A v A “ A
343 abSgé¢ 9alldsS xIfdzSa 20SNI GAYS

The balance of the Rotorua residential estate will be dwellings which are yet to be built, to be constructed
in response to growth in demand fleousing primarily from growth in the resident population. There will
also be some demand from outside the district for holiday dwellings or short term visitor accommodation.

This analysis focuses on demand from the resident population. Understandingethaistate is again
important in relation to future affordability, as construction cost trends, LV trends, and IV trends will
influence the prices of dwellings in the future and the quantity, rate, and location of new Walamte

that the projected gowth in households is based on the Infometrics projections as to the net increases
over each period and does not allow for any catphto accommodate latent demand in additional
dwellingg?.

72 The projections are based on established relationships between persons, households of each type, income and dweding)ssa2048C This
allows the future projeabins to reflect the underlying demographics. The latent demand is a single estimate of a number of households,
undifferentiated according to type or housing requirements.
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Most residential construction sector stakeholdstsveyed reported that households purchasing their

subsequent or second dwelling form their key market (for new dwellings) rather than first home buyers.
These households generally have higher existing equity within their initial dwelling, meaning #ffeyadan
to pay higher prices for new dwellings.

As noted above, the mix of dwelling values and types for the new estate is based initially on the observed
LI GGSNya Ay w2i2NHzZ Q4 yS¢ RgSttAy3a O2yaSyiéen 2 OSN
according to Corelogic datasets.

It is noted that a common approach for the NBBC and other studiesncluding more recently for the
NPSUD,has beena examinenewdwelling price trendfor land and construction costs, apobject those
forwardacaoss the total new estate to estimate future values in the short, medium and long term futures.
Some studies have indicated substantial increases in future new dwelling prices. That approach has tended
to overstate the future values of housing, and acaogty overstate the negative impacts on housing
affordability- in some instances quite substantially.

LG Aa AYLRNIFYyd G2 NBO23ayArAasS GKFG w2i2NHz Qa ySs
YIEN] SGd ¢KS ¢ySgé 18 @ABO) wibnothg dwéllags alcnBriiaied in 080Nt 2030
priceg®. Rather it will be dwellings which were new in 2021 built at 2021 prices (and by 2030 some 9 years
old), plus some new in 2022 and built at 2022 prices (and 8 years old) and soam).thiet.E model

allows for the future additions to be progressively built over the period, and with their values in 2030 and
2050 reflecting the initial cost when built and the age of the dwelling itself, together with the underlying
growth in land valugexpected over the period.

The estimated values of the new dwelling estate are showakite3.12.”%In the short term, the expected
additional 1,700dwellings would be mostly (64%) in the under $800,000 value bands, though with
substantial shares in the higher value brackatsnsistent with dwelling consent trends.

731t is notedthat one approach for the NP3DC and other studies has beemapply rew dwelling price trenddor land and
construction costs, and simply compoutiibse forwardacross the total new estate to estimate future values in the short,
medium and long term futures. Some studies have indicated substantial increases in future ewglprices because they in
effect assume that all new dwellings are built in the final year of the planning horizon, at final year prices.

74 Refer to the supporting Technical Report for the equivalent analysis for the high growth future.
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Table3.12 ¢ New Estate by Value BagdéRotorua 2020 to 2050 Medium Growth

Rotorua District Medium Projection Growth Future

Value Band LV Trend &IV 2.9% 0.7%
($000)($2020) 2020-23 2020-30 2020-5C
$0-99 10 30 10
$100-199 60 60 100
$200-299 60 170 200
$300-399 120 240 190
$400-499 190 320 300
$500-599 240 550 460
$600-699 220 470 500
$700-799 180 440 780
$800-899 210 540 590
$900-999 160 410 760
$1000-1099 60 320 740
$1100-1199 50 200 550
$1200-1299 40 110 520
$1300-1399 40 80 620
$1400-1499 40 100 360
$1500-1599 30 80 200
$1600-1699 10 70 170
$1700-1799 - 70 90
$1800-1899 - 10 130
$1900-1999 - - 110
$2000-2199 - - 130
$2200-2399 - - 130
$2400+ - - 140
Total 1,700 4,300 7,800
Under $400K 15% 12% 6%
$400-599K 25% 20% 10%
$600-799K 24% 21% 16%
$800-999K 22% 22% 17%
$1000-1499K 14% 19% 36%
Over $1500K 2% 5% 14%

Source: ME Housing Demand Model 2021

In the medium term, there would be an additional 2,600 dwellings for 4,300 in total, 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 dwejnonce built and the value of those improvements changing

in line with the overall trend (around 0.7%pa), while the land value component of the new estate would
change also at thdistrict average (2.9%pa). In the medium term, around 53% of dwellingd abe

2020 would be under the $800,000 mark, and 24% (around 1,000) over the $1m mark.

In the long term, the additional 7,800 dwellings would be weighted toward the middle and higher value
bands, with only around 32% in the under $800,000 bands.

The Bae Case outlook is shownHigure3.17. The contrast with the current dwelling estate is very clear,
with new properties showing a broader distributiaitially and over time, and higher proportions in the
higher value bands.
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Figure3.17 ¢ Properties by Value 202ZD50¢ NewEstateMedium Growth(Base Case)
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3.4.4 Total Future Dwelling Estate

The total future district dwelling estate will be the existing estate, plus the new estate. The overall pattern
for the medium growth future (Base Case) is shovilralrie3.13. 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.

In the medium growth future (Base Case) themild be limited change to 2023, by which time around
73% of the total future estate would be in value bands of $600,000 or less, with 14% in H30SEDD
band, and around 12% in bands of $800,000 or more. Only 5% of all dwellings would be vdloedrat $
higher.

There would be more substantial change in the medium term. By 2030 at the projected rates of change
together with ageing of the estate and additions from new dwellings would see some 64% of dwellings in
the $600,000 or less value band, anati&%in the $606800,000 band, with 19% in the $800,000 and
over band. Around 10%ould be in the $1m or more bands.

In the long term the number of dwellings in the lower to middle value bands would still account for 58% of
the total estate, including&®6 in the $600,000 and under bands and 22% in the-860@00 bands. By

that stage in the medium growth future, dwellings over $800,000 would account for 43% of the total
(compared with 8% currently), and there would be around 29% of dwellings at $1oneor m

While the long term numbers show substantial change, it is very important to recognise that the changes
would occur progressively over 30 years. The largest effect would be the expected long term increase in
land values, which is driven largely bgvgh in the economy and economic conditions, and applies to all
sites, irrespective of the age and size of the dwelling and other built improvements, though the amount of
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uplift for any given site will be a function of demand, and the amenities e, views, proximity to
desirable facilities and features, etc). Over the long term, allowance is made for LV to more than double in
real terms, accounting for well over thrgearters of the total value increase across the Rotorua property
estate.

It is dso 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. Miitéer is addressed furthen Section 1.

Table3.13 ¢ Total Future Estate by Value Bagidotorua 2020 to 2050 Medium Growth

Rotorua District Medium Projection Growth Futur: Includes Lifestyle
Value Band LV Trend 2.9% IV Trend 0.7% Construction 0.9% (all %pa
($000)($2020) 2020 2023 2030 2050 2020-232020-30 2020-5C
$0-99 330 350 330 220 20 - - 110
$100-199 1,480 1,560 950 260 80 - 530 - 1,220
$200-299 5,980 4,350 3,390 1,050]- 1,630 - 2,590 - 4,930
$300-399 7,340 7,290 7,240 2,050 |- 50 - 100 - 5,290
$400-499 4,680 5,550 5,220 4,830 870 540 150
$500-599 3,360 3,310 4,130 4,590 |- 50 770 1,230
$600-699 2,110 2,770 3,060 3,890 660 950 1,780
$700-799 1,260 1,560 2,680 4,280 300 1,420 3,020
$800-899 810 1,300 1,780 2,750 490 970 1,940
$900-999 460 890 1,250 2,450 430 790 1,990
$1000-1099 320 480 1,000 2,080 160 680 1,760
$1100-1199 230 290 550 1,620 60 320 1,390
$1200-1299 160 220 310 1,350 60 150 1,190
$1300-1399 130 220 310 1,460 90 180 1,330
$1400-1499 110 150 230 690 40 120 580
$1500-1599 70 120 210 750 50 140 680
$1600-1699 30 110 200 430 80 170 400
$1700-1799 30 60 140 210 30 110 180
$1800-1899 30 30 90 320 - 60 290
$1900-1999 20 30 50 220 10 30 200
$2000-2199 10 20 40 350 10 30 340
$2200-2399 20 20 30 160 - 10 140
$2400+ 40 60 100 790 20 60 750
Total 29,000 30,700 33,300 36,800 1,700 4,300 7,800
Under $400K 52% 44% 36% 10%

$400-599K 28% 29% 28% 26%

$600-799K 12% 14% 17% 22%

$800-999K 4% 7% 9% 149%

$1000-1499K 3% 4% 7% 20%

Over $1500K 1% 1% 3% 9%

Source: ME Housing Demand Model 2021

A faster rate of change in market conditions for both land values and impzaveralues would see
somewhat greater shifts in the medium term, though it is again only in the long term that the existing
dwelling estate would show substantially different value patterns from the current. A slower rate of change,
including a future wherimprovement values showed a drop in real terms, would see quite limited changes
in the value patterns for the existing estate.
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The Base Case outlook for the total estate for the medium growth future is shdvigumne3.18. The
structure shows the strong influence of the existing estate into the medium term, with the real growth in
values most evident over the long term.

Figure3.18 ¢ Properties by Value 202ZD50¢ Total FutureEstateMedium Growth(Base Case)
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4 CurrentHousing Affordability

This section examines current housing affordability in the district, taking account of overall
demand for housing from key segments in the community. The assessment also considers
the affordability of rental housing. The estimates of future affordabii@ysat out inPart

2, as they need to draw on the assessment of feasible capacity and sufficiency of capacity
and take into account possible trends in conditions in the wider economy, all of which will
AYFEdzSYyOS K2dzaSK2fRaQ loAftAde G2 06S RgSftf
For a brief discussion on understanding housing affordability generally and in the context of this HBA, refer
to the supporting Technical Report.

4.1 Housing Affordability 2020

The focus of the housing affordability assessment is orommer households, on the basis that those
households which already own a dwelling are reasonably well placed to afford owmepsinijzularly
given the uplift value uplift evident in the last-12 months and more which has accrued to existing
owners.

In Rotoua there are an estimated 10,750 rowner households, who are predominantly renting in the
private market Table4.1). Y n A ©ra Hata indicates therare 770 househdls renting from this state
provider, representing around 7% of the total rental sector.

Table4.1 ¢ Overall Dwelling Tenure by Household Income Rotorua District 2020

Non-Ownet Owner
Income Owner
Band House holds House Total House

holds holds %
<$20,000 1,100 1,620 2,720 40% 60%
$20-30,000 1,600 1,330 2,930 55% 45%
$30-40,000 1,450 1,050 2,500 58% 42%
$40-50,000 1,450 1,050 2,500 58% 42%
$50-70,000 2,650 1,910 4,560 58% 429%
$70-100,000 3,370 1,860 5,230 64% 36%
$100-120,0C 2,170 740 2,910 75% 25%
$120-150,0C 1,820 600 2,420 75% 25%
$150,000+ 2,700 550 3,250 83% 17%
Total 18,300 10,700 29,000 63% 37%

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 rortgage interest rate of 5% per annum. This assumed rate is
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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 recognisthat 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
to purchase a second or subsequent dwelling, as they typically have rdasegalby 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 20percentile dwelling value in Rotorigaround $250,000, which means a first
home buyer would need a mortgage of around $200,000 to purchase such a dwelling, assuming a 20%
deposit. The 40percentile dwelling is around $350,000. This means an existing owner seeking to move up
from the 20" to the 40" percentile value band could do so with an increase in an existing mortgage by of
around $100,000. That lift in indebtedness for the existing owner is about half that required for the step
from nonrowner to owner. Moreover, the recent liftshiousing 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 aro% 6f Rotorua households own a dwelling, andHe

most part their equity position will have improved over the last 24 man#tording to Corelogic data,

the median value increased by around $106,000 between 2018 and 2020, and by $258,000 between 2015
and 2020. In the future, the value of increasn housing prices will also accrue predominantly to existing
owners. With housing loans predominantly structured to se&463of principal repaid annually, their
combined effects will enhance affordability for existing owners in the future, making muoivieniegher

value dwellings more feasible. Although the value of existing built improvements may increase relatively
slowly or decline in real terms, the key driver of property value increase remains the relatively steady real
increase in land values.

Acordingly, the appropriate focus of current affordability in the Rotorua market is based on what first
home buyers in each income band would be able to afford, based on the loan parameters above, applied
to the distribution of dwelling values in the distriBoth are assessed here in current $2020 terms. This
approach allows for closer examination of the market and offers a more nuanced view of affordability than
do the gross indicators such as median income level compared with median dwelling pricedf{tre me
multiple approach). Since median incomes include all households whether owners-awnens, and
median dwelling price represents only the muaint of the market, the mediamultiple approach can
disguise the affordability of lower value dwellingadn-owner households in the middle and lower income
bands. Moreover, that approach is of little use in understanding affordability for owner households who
have substantial equity in their dwellings, for whom the relationship between dwelling priceamziis

of little relevance. The median multiple is potentially useful for some comparison at the urban area level,
or for tracking over time, but assists little in understandingfgnamed household level affordability. The

key indicator; for both owner and norowner households is the debt to income ratio, not the dwelling

price to income ratio.

Key parameters of the current affordability situation in the Rotorua markeset out inTable4.2. This
table shows:

i.  The household income band in $2020 terms, and the number of households in each band (detail
on the household types is Trable4.1 above);
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ii.  The dwelling value percentile which would be affordable for a household on this income band. For
example, at the current price structure for housing, households earnin@®200 would be able
to afford a dwelling upo the 4" percentile (the lowest 4% of dwellings by value) or in the order of
$200,000

ii. ¢KS ¥F2 dzNINK ofnlinggyayl AabdR 0 &aK2é6a (GKS ydzYoSNI 2F RgS
in this income band could potentially afford. This includes the dgglin this percentile band plus
all lower value bands. For the household earning32000 there are around 1,800 dwellings in
value bands which are potentially affordable.

iv.  The final column®{ K| NX efird 2 Fw $)jstinlvi\tBeRIgare of dwellingsthis value band
which would be required to enable all households in this income band to become owners. This is a
very simple calculation, where nomwner households are shown as a percentage of the dwellings
they could afford. For the 1,740 householdsha $2630,000 income band, there are at most
1,800 dwellings which they could afford. In other words, even if all 1,800 dwellings in that band
came on to the market, that would be just enough dwellings to enable all 1,740 households to
become owners (eveif they wanted to).

v. However, norowner households in the $480,000 income band would be able to afford dwellings
up to the 40th percentile (around $350,000) and there are some 11,670 such dwellings. In broad
terms, if all of those neowner householdspied to become owners, then their demand would
represent some 9% of total dwelling supply up to that value band. Obviously, the ownership options
are wider for households in the higher income bands.

Table4.2 ¢ Dwelling Affordability Parameters RotorDéstrict 2020
2020

Dwelling Dwelling No. of
Non-Owner  Percentile Value Dwellings
Households Value Affordable Can be
Affordable (%  ($000) Afforded

Share % of
Dwellings
Required

Household Income:

<$20,000(1) 1,574 2% $ 150 570 100+9
$20-30,000 1,740 6% $ 200 1,800 97%
$30-40,000 1,091 14% $ 250 4,180 26%
$40-50,000 1,078 40% $ 350 11,670 9%
$50-70,000 1,795 61% $ 450 17,600 10%
$70-100,000 1,721 80% $ 600 23,030 7%
$100-120,000 720 91% $ 800 26,380 3%
$120-150,000 515 95% $ 950 27,450 2%
$150,000+ 546 98% $ 1,200 28,180 29%

Source: ME Housing Demand Model 2021 (1) includes 729 Kainga Ora client households

The situation for 2020 is set out graphicall¥igure4.1. The top graphtews 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).
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Figured.1 ¢ Housing Affordability by Percentile and Value Baoirua District 2020
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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) on rental levels by council dréanoted that the MBIE data is based on
tenancy numbers and bond information, and shortenteentals (less than 90 days) are not covered. The
total number of rental tenancies will therefore be greater than the MBIE totals. Nevertheless, the MBIE
data provides reasonably robust information on long term tenancies, relevant to the usually resident
population ofRotorua All values are in dollars of the day (i.e., not inflation adjusted).
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Table 4.3hows the mean dwelling rental levels Rwotoruaacross the last two decades. Over the long
term, rental prices increased steadiiy,5%pa overall. Th@verage annual growtivas slower tharthe
increases in dwelling valug®no), especially in the lasb%ears (rental +9%pa, dwellings +14%fpagrage
rentalsby 2020 reached $427 per week, including $460 for houses. By 2021, average rentals have risen
further to $446 per week across all dwelling types, and $492 for houses.

The trends in property mean rentals by category are shoWwigime 4.2

Table4.3 ¢ Mean Rentals by Dwelling TyRetoruaDistrict 20062021

Mean Dwelling

Year House Flat Apartment Total ($000)
2000 $ 177 $ 135 na|$ 163 | $ 143
2005 $ 215 $ 169 $ 173 $ 202 | $ 191
2010/ $ 275 $ 175 $ 200 $ 248 | $ 277
2015/ $ 291 $ 205 $ 290 $ 271 $ 271
2016 $ 316 $ 182 $ 358 $ 287 % 295
2017 $ 348 $ 259 $ 288 $ 326 $ 380
2018 $ 389 $ 279 $ 330 $ 362 $ 417
2019 $ 388 $ 280 $ 339($ 361 $ 445
2020/ $ 460 $ 309 $ 363 | % 427 $ 500
2021 $ 492 $ 284 $ 349 $ 446 | $ 601
2000-21 5% 4% 5% 7%
2010-21 5% 4% 5% 5% 7%
2015-21 9% 6% 3% 9% 14%
2010-19 4% 5% 6% 4% 5%
2019-21 8% 1% 2% 7% 13%
2020-21 7% -8% -4% 4% 20%
Source: ME Housing Demand Model 2021; MBIE 2021; Corelogic 2021
Figure4.2 ¢ Rental Trends by Dwelling TyRECL9932021
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Table 4.4hows the numbers of recorded tenanciesRiotorua gice 2000.The number of tenancies has

been relatively steady in the 5,660000 rangdn the last 6 years since 2013owever, the number of

rental tenancies per 100 private dwellingaslower in 2021 than the peak in 20%5 In total, the MBIE

data show$,607tenancies in the district as at March 2021, up slightly from the 2020 figure. The share of
GSYylryOASa ARSyYGATA S RIighthasinde R@LBzarf &hére Has been & yobdspohding R
small increase in the share identifiedias LJ NI/ Sy (i & ¢

Tabled.4 ¢ RentalTenancie®y Dwelling TypRotoruaDistrict 20062021

Rentals per
House Flat Apartment Total 100 Private
Dwellings
2000 2,358 1,092 - 3,450 13.8
2005 3,012 1,182 48 4,242 16.2
2010 3,789 1,383 57 5,229 19.4
2015 4,464 1,428 108 6,000 21.6
2016 4,431 1,272 90 5,793 20.6
2017 4,386 1,371 120 5,877 20.8
2018] 4,284 1,365 144 5,793 20.3
2019 4,134 1,326 144 5,604 195
2020 4,191 1,077 159 5,427 18.8
2021 4,311 1,119 177 5,607 19.4

Source: ME Housing Demand Model 2021; MBIE .

Rental levels in the district amdw close tdhe New Zealand averagafter being 8% to 14% lower than
the national figure since the dar2000sFigure 4.3hows the trend since 1993, for average rentals in the
March quarter of each year.

75 The number ofenancies does not necessarily represent the number of properties which are rented, as there may be several
tenancies in one built dwelling. Accordingly, tenancies per 100 private dwellings is an appropriate indicator.

76 The MBIE property categories dot mecessarily concord with Census or Corelogic property definitions, however there is
believed to be quite close concordance.
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Figured.3 ¢ Rental Trends Compared to New ZealaRdtorual9932021
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The district rental levels relative to New Zealand as a whole are shdablé@wy.5

Tabled.5 ¢ RotoruaWeekly Rentals as % New Zealand Average 202D

Year House Flat Apartment Total
2000 103% 93% 101%
2005 97% 92% 59% 95%
2010 96% 80% 58% 90%
2015 91% 78% 72% 86%
2016 95% 67% 89% 88%
2017 97% 84% 68% 92%
2018 101% 86% 74% 96%
2019 95% 81% 74% 90%
2020 105% 84% 7% 100%
2021 106% 71% 70% 98%

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 context. Th&JDMP&yuires detail on
housing tenure and affordability for the community overall, and for important segments within the
community, especially in terms of incomes, ethniaity age group.

Maintaining the focus on neowner households and ownership affordability, the following sections
provide important detail on ownership and affordability for key segments within Rotorua District as at 2020.
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4.2.1 Ownership by Household Type dndome

First, dwelling ownership varies according to household type and household income. The estimated
numbers of norowner households of each type and in each income band are showable4.6.
Households in the lower and loweriddle income bands ($70,000 and below) are less likely to be owners,
more likely to be renters. Of the 10,700 ronwner households, some 36% have incomes of $40,000 or
less. Another 28% hawecomes of 40,000 to $70,000. Only 18% of-aemer households have incomes

of $100,000 or higher. Some 25% of wwwner households are single persons, the great majority with
incomes of $70,000 or less. Another 22% aparknt families, again with mosamning $70,000 or less.

This pattern in shown in Figure 4.4.

Table4.6 ¢ Non-Owner Households by Type and Income 2020

Household income Band

Household Type $20- $30- $40- $50- $70- $100- $120-
SO 30,000 40,000 50,000 70,000 100,000 120,000 150,000 FLENOOT Ul
One Person Hhid 776 684 327 327 352 171 28 10 24 2,700
Couple Hhid 88 95 174 174 388 527 237 201 152 2,040
2 Parents 1-2chn 42 68 134 134 476 614 249 235 228 2,180
2 Parents 3+chn 15 23 46 46 184 251 105 84 70 820
1 Parent Family 546 408 313 313 414 214 77 32 22 2,340
Multi-Family Hhid 2 2 7 7 28 42 20 29 36 170
Non-Family Hhld 34 23 46 46 109 80 43 25 34 440
Total 1,500 1,300 1,050 1,050 1,950 1,900 760 620 570 10,700
One Person Hhid 7% 6% 3% 3% 3% 2% 0% 0% 0% 25%
Couple Hhid 1% 1% 2% 2% 4% 5% 2% 2% 1% 19%
2 Parents 1-2chn 0% 1% 1% 1% 4% 6% 2% 2% 2% 20%
2 Parents 3+chn 0% 0% 0% 0% 2% 2% 1% 1% 1% 8%
1 Parent Family 5% 4% 3% 3% 4% 2% 1% 0% 0% 22%
Multi-Family Hhid 0% 0% 0% 0% 0% 0% 0% 0% 0% 2%
Non-Family Hhld 0% 0% 0% 0% 1% 1% 0% 0% 0% 49%
Total 14% 12% 10% 10% 18% 18% 7% 6% 5% 100%

Source: ME Housing Demand Model 2021
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Figure4.4 ¢ Non-Owner Households by Type and Income Rotorua District 2020
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The general characteristics of owner households are quite different, as shdaioléd.7. Of the 18,300
owner households, only 20% have incomes of $40,000 or less (compared with 36%wahers). Another
22% have incomes of 40,000 to $70,000 (28% forawamers). Around 37% of owner households have
incomes of $100,000 or higher (18% for tomers).

Single person households are an important segment, accounting for 21% of owner households.
Importantly, many of these households are in the lower income bands, reflecting the significant numbers
of older singleperson households, often retireBubstantial numbers of couple households are dwelling
owners, at 39% of the total, especially those in the middle to higher income bands. There is a similar
incidence of Zharent family households who are owners (a 29% share and mostly in the middleeto hig
income bands compared with 28% of rmmners), but a low incidence ofpghrent families (8% compared

with a 22% share for nemwners). This pattern in shown in Figure 4.5.

Page |105



Tabled.7 ¢ Owner Households bype and Income 2020

Household income Band

Household Type $20- $30- $40- $50- $70- $100- $120-
AL 30,000 40,000 50,000 70,000 100,000 120,000 150,000 Elon o Lz
One Person Hhld 661 1,126 449 449 642 422 71 28 60 3,910
Couple Hhid 112 178 605 605 1,099 1,468 1,055 901 1,112 7,140
2 Parents 1-2chn 25 44 88 88 418 925 725 688 1,144 4,150
2 Parents 3+chn 10 16 25 25 127 267 204 159 278 1,110
1 Parent Family 115 121 162 162 351 280 121 50 60 1,420
Multi-Family Hhid 1 2 3 3 12 37 31 44 113 250
Non-Family Hhid 20 15 32 32 52 73 29 17 24 290
Total 940 1,500 1,360 1,360 2,700 3,470 2,240 1,890 2,790 18,300
One Person Hhid 4% 6% 2% 2% 4% 2% 0% 0% 0% 21%
Couple Hhid 1% 1% 3% 3% 6% 8% 6% 5% 1% 39%
2 Parents 1-2chn 0% 0% 0% 0% 2% 5% 4% 4% 6% 23%
2 Parents 3+chn 0% 0% 0% 0% 1% 1% 1% 1% 2% 6%
1 Parent Family 1% 1% 1% 1% 2% 2% 1% 0% 0% 8%
Multi-Family Hhid 0% 0% 0% 0% 0% 0% 0% 0% 19% 19%
Non-Family Hhid 0% 0% 0% 0% 0% 0% 0% 0% 0% 2%
Total 5% 8% 7% 7% 15% 19% 12% 10% 15% 1009

Source: ME Housing Demand Model 2021

Figure4.5 ¢ Owner Households by Type and Income Rotorua District 2020
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The ownership rates of households of each type and income are shovadlav.8. Ownership rates
(percentage of households who are owners) are highest in the middle and higher income bands, as well as
for couple households and smallep&@rent families (£ children). Rates arewer in the lower and lower

middle income bands, and fofphrent families and nefamily households.
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Tabled.8 ¢ Dwelling Ownership by Household Type and InapAleEthnicities 2020

Household income Band
Household Type $20- $30- $40- $50- $70- $100- $120-

SHLY 30,000 40,000 50,000 70,000 100,000 120,000 150,000 HETTETY
One Person Hhid 53% 53% 59% 59% 64% 71% 74% 77% 77% 59%
Couple Hhid 61% 62% 76% 76% 76% 74% 81% 82% 88% T7%
2 Parents 1-2chn 20% 20% 39% 39% 47% 64% 76% 79% 83% 65%
2 Parents 3+chn 18% 19% 35% 34% 43% 53% 67% 72% 85% 57%
1 Parent Family 19% 19% 35% 35% 46% 60% 66% 67% 86% 38%
Multi-Family Hhid 90% 86% 14% 17% 31% 43% 60% 64% 81% 57%
Non-Family Hhid 30% 29% 40% 39% 38% 48% 40% 40% 39% 39%
Total 42% 45% 55% 55% 59% 66% 75% 78% 84% 63%

Source: ME Housing Demand Model 2021

The relative incidencef dwelling ownership is shownTiable4.9, the shaded cells highlighting the much
higher incidence among higher income households, and couple households in particular

Table4.9 ¢ Relative Incidence of Dwelling Ownership by Household Type and Income 2020

Household income Band

Household Type $20- $30- $40- $50- $70- $100- $120-
<$20000 55500 40,000 50,000 70,000 100,000 120,000 150,000 120000+ Total
One Person Hhid 073 099 092 092  1.02 1.13 114 117 1.13 0.94
Couple Hhid 089 103 123 123 117 1.17 129  1.30 1.39 1.23
2 Parents 1-2chn 059 062 063 063 074 0.95 118  1.18 1.32 1.04
2 Parents 3+chn 063 065 056 056 065 0.82 1.05  1.04 1.27 0.91
1 Parent Family 028 036 054 054 073 0.90 097 097 1.16 0.60
Multi-Family Hhid 053 079 048 048 048 0.74 096 096 1.20 0.94
Non-Family Hhid 059 063 065 065 051 0.76 064 064 0.66 0.63
Total 061 085 089 089 092 1.02 118 1.19 1.32 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 generally lower household costs for couples comparefawitlieswith children.
Nonetheless, it is important to understand the dimensiamd characteristics of neoswner households.

4.2.2 Ownership by Household Income and Ethnicity

Dwelling ownership also varies significantly by household ethnicity. The estimated distribution of non
owner households by ethnicity, household type, and incomeoigrsin Table4.107”. While the numbers

of nonowner households show a broad spread across the community, there is relatively higher incidence
among households af n 2diRicity (24% of all households, 37% of4e@mer households) and Pacifica
ethnicity (2.6% of all households, 5% of-@mer households) when compared with the overall pattern.
There is relatively higher incidence among households of Asian ethniditydba8l households, 13% of
nonowner households).

7T Census data does not offer complete tabulation across households and ethnicities and income levels, as there aredpsvitably g
indataandNB alLl2yasSa ¢gKAOK OlFyy2G 6S NBtAlFIofte& O2RS®nségyeRtlysaniez 6y | a
estimation is necessary, in most instances by assuming that nuagncan be represented pro rata according to available data.
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Table4.10 ¢ Estimated Norowner Households by Ethnicity, Type and Income Rotorua 2020

Household income Band
Household Type $20- $30- $40- $50- $70- $100- $120- $150,000

=R 30,000 40,000 50,000 70,000 100,000 120,000 150,000 + Total

European and Other

One Person Hhid 367 392 175 175 207 90 15 6 14 1,440
Couple Hhid 32 41 97 97 178 276 133 114 89 1,060
2 Parents 1-2chn 20 22 39 39 182 272 116 110 135 940
2 Parents 3+chn 4 8 13 13 65 91 36 29 31 290
1 Parent Family 168 136 121 121 144 66 27 12 8 800
Multi-Family Hhid - 1 2 2 8 8 6 8 16 50
Non-Family Hhid 12 9 18 18 44 29 19 11 20 180
Total 600 610 470 470 830 830 350 290 310 4,760
Share % 6% 6% 4% 4% 8% 8% 3% 3% 3% 44%
Maori

One Person Hhid 322 218 107 107 96 48 8 3 6 920
Couple Hhid 22 29 33 33 94 115 53 44 25 450
2 Parents 1-2chn 11 22 49 49 143 155 86 82 a7 640
2 Parents 3+chn 6 15 25 25 91 127 49 39 20 400
1 Parent Family 328 236 161 161 221 119 39 16 13 1,290
Multi-Family Hhid 3 1 4 4 16 27 10 14 12 90
Non-Family Hhid 15 12 20 20 45 29 12 7 9 170
Total 680 510 370 370 630 550 220 180 110 3,960
Share % 6% 5% 3% 3% 6% 5% 2% 2% 1% 37%
Pacific

One Person Hhid 29 19 8 8 9 9 - - - 80
Couple Hhid - - 7 7 7 15 7 6 5 50
2 Parents 1-2chn - - 7 7 25 46 13 11 13 120
2 Parents 3+chn 3 - 4 4 12 18 15 12 15 80
1 Parent Family 43 30 20 20 38 18 12 5 - 190
Multi-Family Hhid - - - - - 5 - 2 3 10
Non-Family Hhid - - 4 4 14 - - - - 20
Total 60 40 40 40 80 80 30 30 30 550
Share % 1% 0% 0% 0% 1% 1% 0% 0% 0% 5.1%
Asian

One Person Hhid 43 20 26 26 21 20 4 1 4 170
Couple Hhid 40 26 34 34 117 117 37 31 28 460
2 Parents 1-2chn 11 29 49 49 147 156 33 30 24 530
2 Parents 3+chn 3 - 5 5 20 20 8 6 5 70
1 Parent Family 19 12 12 12 17 17 - - - 90
Multi-Family Hhid - - 2 2 5 5 5 6 6 30
Non-Family Hhld 9 1 6 6 7 25 13 7 4 80
Total 100 70 100 100 250 270 80 60 50 1,430
Share % 1% 1% 1% 1% 2% 3% 1% 1% 0% 13.4%
Total All Ethnicities | 1,440 1,230 980 980 1,790 1,730 680 560 500 10,700
One Person Hhid 13% 11% 9% 9% 17% 16% 6% 5% 5% 100%

Source: ME Housing Demand Model 2021

The supporting Technical Report contains more detailed tables tfeat afcloser view of dwelling
ownership for each ethnic group, and from that, patterns of housing affordability.

The dwelling ownership rates for the four ethnicity groups are summariséeglire4.6 for each household
income bandFigure4.7 shows the pattern by ethnicity and household type.
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Figured.6 ¢ Dwelling Ownership by Income and Ethnicity 2020
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5 Plan Enabled Capacity

This section quantifies the maximum zoned dwelling capacityshabvided under the
planning framework. It includes the capacity provided undeiGB€(Short to Medium

Term) and the selected future growth areas from the 2018 Spatial PlanT@&ongM® 9 Q a
Plan Enabled Capacity Model (2021) estimates infill and redevelopment capacity in existing
urban areas as well as capacity in areas classified as greenfield land. Capani® in
greenfield areas has been provided by associated Structuredpldresmbined with the

parcel level modelling results. The plan enabled capacity reflects the zoned capacity
without the application of infrastructure constrainfseas of zoned opportunity that are
excluded from development by other requirements of the Plare lieeen removed from

the capacity identified within this section.

A detailed discussion on the approach used to quantify plan enabled capacity in the urban environment is
contained in the supporting Technical Report.

5.1 Short and Medium Term Plan Enabapacity

The following short term plan enabled capacity results relate to the areas classified as Residential Only
(blue) or Business and Residential (orangE)gare5.1.”® These areas represent the zones in the defined
urban environment that enable housing in the GDP.

Tableb.1 shows that there is a total plan enabled capacity for an addit&3i&00 dwellings within th&.C

urban environmentThe total additional urban environment plan enabled capacity amourasitnilar

size to theexisting urban household bageapacity within the existing urban area amounts to around 84%
of the existing urban household base, meaning that the existing urban area could theoretically
accommodate nearly double the number of exigtiouseholds under the Plan. Nearly all of this would
need to occur through redevelopment of the existing household stock, with infill potential amounting to
around 26% of the existing household ba3e zoned greenfield capacity amount®idy around 1% of

the existing base. However, this zoned opportunity does not take into account infrastructure constraints
or the commercial feasibility of capacity.

Nearly all (20,100 dwellings; 85%) of the plan enabled capacity is within the existing urban entironmen
Most (17,600 dwellings; 88%) of this is within developed areas of the urban environment, with a portion
(2,500 dwellings; 12%) on underutilised urban land within the existing urban area. Greenfield areas of urban
expansion account for only 15% of tharpenabled capacity within the short to meditenm.

Standalone dwellings account for nearly all of the ariidl greenfield capacii{p,500 and 3,500 dwellings
respectively) which reflects the predominant patterns of residential dwelling developmextthave

78 Areas shaded grey are within the urban environment but do not enable housing at all, or withing this time period.
79 Excludes the Future Residential 1 Zone (only applies to the long term). The Transitional Residential to Light Induisstrial Zone
included as housing capacity in the short and medium term only.
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occurred across much of Rotorudearly all of the standalone dwelling capacity occurs within the
WSAaARSY(GAIf M %2yS3> gKAOK O20SNBR (KS odAZ (1 2F w2

A small share of the infill and greenfield capacity is in highaitgetwelling typologies of duplex/terraced
houses(100 dwellingsor apartments(650 dwellings) The Residential 2 Zone is the only suburban
residential zone that provides for higher density dwelling typologies with higher density planning provisions
for these types of developments.

The higher density dwelling typologies account for a much larger share of the redevelopment capacity.
Apartments are provided for within the ODP within the commercial zer@sding the City Centre as well

as other smaller gomercial centres across the suburban area. Most of the apartment development
capacity occurs as redevelopment capacity as many of these areas are already developed, with limited infill
potential.

In total, the ODP provides for up to around 8,600 apartrderdilings through redevelopment within the
commercial zoned here is also a small amount of capagitg50 dwellingsior duplex/terraced housing
within the Residential 2 zone.

The largest share of plan enabled capacity occurs within the Centralingpemea. It contains 43% of the
capacityoverall(10,100 dwellings). Nearly all of this capacity occurs on brownfield land, with only a small
share on underutilised urban land and no greenfield capacity. Capacity in the central area is primarily made
up o apartment dwellings within commercial zones, and is focused toward redevelopment capacity. A large
share of this occurs within the City Centre 1 and 3 zones. These account for arouhutdsv(s,500
RgStftAy3Iav 2F (GKS [/ SyhihMNRE 2FNBIKSQ OO HLUJIOAKI BE A yI YR
overall. Significant areas of apartment development capacity also occur within the Commercial 4 Zone
along Fenton Street within the Central area.

Around onequarter of capacity is contained in each loé Western and Eastern areas (6,400 and 5,700
dwellings respectively). Nearly all of the capacity within these areas is of standalone dwellings and is less
concentrated toward redevelopment capacity than the Central area (although redevelopment capacity is
higher than infilonly capacity). Significant amounts of the existing urban area capacity within these
reporting areas occurs on underutilised urban land, particularly within the Eastern area, where around half
(1,700 dwellings; 49%) of the existing urlcapacity is on these areas.

¢KS 9FadSNYy IyR 2S5aiGdSNY I NB kem dieenfigld ekpgnsionia®as.Omi G & Q
total, there is capacity for an additional 3,600 dwellings within these greenfield areas, amounting to 30%

of the total plan enabled capacity across thaseas. There is an estimated plan enabled capacity for

I NPdzy R HZIHunn | RRAGAZ2YLIE RgSttAy3aa gAGKAY (GKS 9l
greenfield capacity. A proportion of this capacity occurs on leasehold land, which will be dsstssed

in Section 6. The remainder of the greenfield capacity (1,500 dwellings) occurs within the Western area,
YR Aa f20FiSR 2y GKS 6SaiSNYy daNblFy SR3ASsT Ay Of dzF
The remainder (1,600 dwellings; 7%) of the capacity dccug A G KAy (G KS b3I2y3I20I Kn
capacity all occurs within the existing urban area, with no greenfield urban expansion areas within the short
to mediumi SNY¥® /I LJ OAde Ay b3I2y3I2GFKn Aa KSFPAfe& R2
amaunt of apartments (90 dwellings) through redevelopment capacity within the Commercial 1 zone of
b3a2y32GFKn YIAYy OSYiNBo®
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Table5.1 ¢ Shortto MediumTerm Plan Enabled Dwelling Capacity irRbmrua Lakes Distridrban Environment

Redevelopment i Combined Total

Duplex / Duplex / Duplex /

Apartments Apartments
Terrace Terrace p Terrace P

Reporting Area Area Type

Eastern Brownfield

Eastern Underutilised Urban Land 1,300 - - 1,300 1,700 - - 1,700 1,700 - - - - 1,300 1,700
Eastern Greenfield - - - - - - - - - 2,100 - 70 2,200 2,200 2,200
Eastern Total 2,100 - - 2,100 3,500 - 10 3,500 3,500 2,100 - 70 2,200 4,200 5,700
Central Brownfield 300 10 600 900 800 1,300 8,100 10,000 10,000 - - - - 900 10,000
Central Underutilised Urban Land 40 90 - 90 40 90 - 90 90 - - - - 90 90
Central Greenfield - - - - - - - - - - - - - - -
Central Total 300 100 600 1,000 800 1,300 8,100 10,100 10,100 - - - - 1,000 10,100
Western Brownfield 1,900 - - 1,900 3,900 - 300 4,300 4,500 - - - - 1,900 4,500
Western Underutilised Urban Land 400 - - 400 400 - - 400 400 - - - - 400 400
Western Greenfield - - - - - - - - - 1,500 - - 1,500 1,500 1,500
Western Total 2,300 - - 2,300 4,400 - 300 4,700 4,900 1,500 - - 1,500 3,800 6,400
b 32y 32 il KBrownfield 600 - - 600 1,200 - 90 1,300 1,300 - - - - 600 1,300
b 32y 320l Kbnderutilised Urban Land 300 - - 300 300 - - 300 300 - - - - 300 300
b32y 32l Kereenfield - - - - - - - - - - - - - - -
Ngongotaha Total 800 - - 800 1,500 - 90 1,500 1,600 - - - - 800 1,600
TOTAL Urban Env. Existing Urban 3,600 10 600 4,200 7,600 1,300 8,600 17,300 17,600 - - - - 4,200 17,600
TOTAL Urban Env. Underutilised Urban Land 2,000 90 - 2,000 2,400 90 - 2,500 2,500 - - - - 2,000 2,500
TOTAL Urban Env. Greenfield - - - - - - - - - 3,500 - 70 3,600 3,600 3,600

TOTAL Urban Env. 10,100
Source: M.E RLDC Capacity Model 2021.
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5.2 Long Term Plan Enabled Capacity

The following long term plan enabled capacity results relate to the areas classified as Residential Only (blue)
or Business and Residential (orangdjigure 5.2These areas represent the zones in the defined urban
environment that enable housing in the ODPhe long term (including the Future Residential 1 Zone but
excluding the Transitional Regidial to Light Industrial Zone in the Western reporting asea) selected

future growth areas from the 2018 Spatial Pl&he spatial extent of the land area able to be considered

for plan enabled capacity in the long term is larger than in the shoredium term due to thexddition

of the Spatial Plan future urban expansion areas.

Council has identified areas within the spatial plan that could provide future capacity for housing and
O2YYSNDAIE RS@GSt2LIVSylio ¢KSaS AFatdrdBRSurbd@dpyise® G I K
mainly of land administered by Ngati Whakaue Tribal Lands (NWTL). Indicative zoning for the Eastern
Suburbs has also been signalled through the Eastside Community Wellness Plan.

Within the existing urban area, the residential ingnpatterns predominantly remain the same between

the short to mediurderm ODP and the longgrm. However,Council has identified the Fenton Street
Commercial 4 Zone as an area that could be rezoned to better enable mixed use activities being both
residertial, commercialandtourist accommodatiomctivities(including higher densities of development)

that would support the surrounding resident@@mmunity For the long term plan enabled capacity this
report has assessed these future indicative zoningasie) however it is to be noted these are indicative

only and are yet to be tested through the formal Resource Management Act process.

Tableb.2 andTableb.3 show that he total plan enabled capacity is estimated to increase by 26% (+6,100
dwellings) between the short to medium and ldegm to reach a total capacity of 29,800 additional
dwellings.Nearly all of the increase in capacity occurs within the greenfield arease additional
greenfield capacity is pralgd in the longerm. The total longerm capacity amounts to around 124% of
the existing urban household base.

The inclusion of the Spatial Plan future growth areas over doubles the greenfield capacityrig-titren
(+130%). It increases the total greenfield plan enabled capacity to an additional 8,300 dwellings. This
equates to around onthird (34%) of the existing urban household base. It increases the share of additional
capacity within greenfield are&®m 15% in the short to mediwterm to 28% in the lontgerm. Capacity

within these areas is dominated by standalone dwellings.

The net increase in greenfield capacity is split relatively evenly across the Eastérrdghy 32 (| Kn
reporting areas, with a small increase in the Western reporting area. Greenfield capacity of around 2,300
dwellings is added to thie 3 2 Yy 3 2epdrtiKgnaea in the longerm, increasing overall capacity in this
reporting area by 148%. Inthe letgm,b 32 y 32 &+ B@ GAYIF SR (2 O2y il Ay HYy
capacity, and 13% of capacity overall.

A further 2,200 dwelling capacity is added to thetdtasreporting area greenfield capacity in the leng

term, making it the largest greenfield area in the city. The area is estimated to contain over half (53%; 4,400
RgSttAy3Ianw 2F GKS OAlGeQa -BNBRERdHthRplehab®d dagagitd O L.
within this area have occurred through a combination ofzoping existing greenfield areas (from
Residential 5 to Residential 1), as well as the geographic expansion of the greenfield azeasd.the
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existing greenfield areas aceus for around onehird of the plan enabled capacity increases, with the
remainder occurring through the expansion of the zoned area. Almost all of théefongdditional
greenfield land in the Eastern area is on leasehold land.

Additional capacity islso provided within the lonrterm within the existing urban area through limited
areas of zoning changes. The Commercial 4 zoned area along Fenton Streehedup Mixed Use Zone

in the longterm, increasing the plaenabled capacityn the Central rporting area by 1,400 additional
dwellings. This occurs through the additional height provided in this area from the planned change in
zoning.

¢KS &ALk GAFE adNH2OUGdNE 2F GKS OAdeQa Oltedh.Thed d OK
addition ofgreenfield capacity means that the share of capacity within the outer urban reporting areas

(b 3 2 y 3 and Edstern reporting areds)s increased from 30% in the short to medium term, to 40% in

the longterm. The share of capacity in the central urbanaa(€entral and Western reporting areas)
correspondingly decreases from 70% to 60%.

Figure52¢c[ 2y 3 ¢SNY [FYyR %2ySR TFT2NJ I 2dz&AAY3I Ay w22 Nz
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Table5.2 ¢ Long Term Plan Enabled Dwelling Capacity iRtbherua Lakes District Urban Environment

Redevelopment i Combined Total

Reporting Area Area Type

Eastern Brownfield 800 - - 800 1,800 - 10 1,800 1,800 - - - - 800 1,800
Eastern Underutilised Urban Land 1,300 - - 1,300 1,700 - - 1,700 1,700 - - - - 1,300 1,700
Eastern Greenfield - - - - - - - - - 4,400 - - 4,400 4,400 4,400
Eastern Total 2,100 - - 2,100 3,500 - 10 3,500 3,500 4,400 - - 4,400 6,500 7,900
Central Brownfield 300 10 700 1,000 800 1,300 9,600 11,400 11,400 - - - - 1,000 11,400
Central Underutilised Urban Land 40 90 - 90 40 90 - 90 90 - - - - 90 90
Central Greenfield - - - - - - - - - - - - - - -

Central Total 300 100 700 1,100 800 1,300 9,600 11,500 11,500 - - - - 1,100 11,500
Western Brownfield 1,900 - - 1,900 3,900 - 300 4,300 4,500 - - - - 1,900 4,500
Western Underutilised Urban Land 400 - - 400 400 - - 400 400 - - - - 400 400
Western Greenfield - - - - - - - - - 1,600 - - 1,600 1,600 1,600
Western Total 2,300 - - 2,300 4,300 - 300 4,700 4,900 1,600 - - 1,600 3,900 6,400
b 32y 32 il KBrownfield 600 - - 600 1,200 - 90 1,300 1,300 - - - - 600 1,300
b 32y 32l Kbnderutilised Urban Land 300 - - 300 300 - - 300 300 - - - - 300 300
b32y 320l Kereenfield - - - - - - - - - 2,300 - - 2,300 2,300 2,300
Ngongotaha Total 800 - - 800 1,500 - 90 1,500 1,600 2,300 - - 2,300 3,200 3,900
TOTAL Urban Env. Existing Urban 3,600 10 700 4,300 7,600 1,300 10,000 18,700 19,000 - - - - 4,300 19,000
TOTAL Urban Env. Underutilised Urban Land 2,000 90 - 2,000 2,400 90 - 2,500 2,500 - - - - 2,000 2,500
TOTAL Urban Env. Greenfield - - - - - - - - - 8,300 - - 8,300 8,300 8,300

TOTAL Urban Env. 6,300 10,000 8,300

Source: M.E RLDC Capacity Model 2021.
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Tableb.3 ¢ Changes t&hortMedium to Long Term Plan Enabled Urban Dwelling Capacity

Redevelopment i Combined Total

Duplex /
Terrace

Duplex / Duplex /

Apartments Apartments
P Terrace p Terrace

Apartments

Reporting Area Area Type

Eastern Brownfield

Eastern Underutilised Urban Land - - - - - - - - - - - - - - -
Eastern Greenfield - - - - - - - - - 2,300 - - 70 2,200 2,200 2,200
Eastern Total - - - - - - - - - 2,300 - - 70 2,200 2,200 2,300
Central Brownfield - - 100 100 - - 1,400 1,400 1,400 - - - - 100 1,400
Central Underutilised Urban Land - - - - - - - - - - - - - - -
Central Greenfield - - - - - - - - - - - - - - -
Central Total - - 100 100 - - 1,400 1,400 1,400 - - - - 100 1,400
Western Brownfield - - - - |- 30 - - 30]- 30 - - - - - = 30
Western Underutilised Urban Land - - - - - - - - - - - - - - -
Western Greenfield - - - - - - - - - 100 - - 100 100 100
Western Total - - - - |- 30 - - - 30]- 30 100 - - 100 100 70

b32y 32 KBrownfield - - - - - B - B B B . . . . _
b32y 32l Kbnderutilised Urban Land - - - - - - - - - - - - - . .

b32y 320l Kereenfield - - - - - - - - - 2,300 - - 2,300 2,300 2,300
Ngongotaha Total - - - - - - - - - 2,300 - - 2,300 2,300 2,300
TOTAL Urban Env. Existing Urban - - 100 100|- 30 - 1,400 1,400 1,400 - - - - 100 1,400

TOTAL Urban Env. Underutilised Urban Land - - - - - - - - - - - - - - -
TOTAL Urban Env. Greenfield - - - - - - - - - 4,800 - - 70 4,700 4,700 4,700
Source: M.E RLDC Capacity Model 2021.
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5.3 Plan Enabled Urban Environment Capacity Summary

The modelling has found that Rotorua has substantial plan enabled capacity overall, but substantial shares
of this capacity are through development pathways that differ to-&stgblished development patterns

within the Rotorua market. The overall sizetlod zoned greenfield opportunity within the short to
mediumterm is relatively limited in comparison to the existing urban household base (around 15% of the
existing base). Some of the greenfield development opportunities are underway within the eastern a
western urban edges, although a portion of the Eastern reporting area capacity is on leasehold land.

There is a reasonable amount of infill and redevelopment options across much of the general suburban
areas of the city. A significant share of thisacity is on underutilised urban land, particularly within the
Eastern reporting area. However, a large share of the Eastern reporting area underutilised urban land
capacity is on leasehold land, which may constrain development opportunities.

ThereissighTA Ol yi NBRSGSt2LIYSyid 2L NIdzyAide | OmitRaad Yoc
sizeable opportunity provided under the Plan for redevelopment of standalone dwellings. However,
redevelopment is not yet well established within the Rotorua ntaake is unlikely to represent a
significant development pathway for the commercial sector within the s@ort.

Much of the plan enabled capacity across the general suburban and greenfield areas is characterised by
standalone dwellings on full siteseftais limited opportunity for higher density development within these
areas, with most of the higher density typology development opportunities provided as apartment
development within commercial zone areas. There are only limited areas within the subveha for

higher density duplex/terraced housing developments that could occur on smaller sites.

A large share of the total capacity is concentrated into the Central reporting area. It accounts for nearly
half (43%) of the short to mediutarm capacity.Capacity within this area is heavily dominated by
apartment capacity within commercial zones, with around-dri€eA NR 2 F GKS OA (@ Qa
capacity occurring within the City Centre.

Additional plan enabled greenfield capacity is providedh& longterm in Rotorua. Further urban
SELI yaArAzy A& LINPDBARSR FT2NJAY (GKS 2dziSNJ I NBL & 27F
all of the longterm additional greenfield capacity in the Eastern area (half of the total additional gtgenfi
capacity) is on leasehold land.

¢CKSNE Aa OSNE fAYAGSR OKFy3Sa (2 OF Lite@AlickasasA ( KA )
in capacity are largely limited to increases in the height limits througtonipg of the commercial area
alongFenton Street, which provides for apartment development.

This section has identified the zoned opportunity for development provided by the Plan. It takes into
account specific areas of zoned capacity that are excluded for development under the Plan, which are set
out within the supportingTechnicalReport. Plan eabled assessment is critical to understand whether
there are likely to be any constraints in the level of zoned opportunity. However, this stage of the
assessmentloes not take into account infrastructure constraints or feasibility assessihenfollowirg

sections identifies the feasibility of this urban capacity and the effect of infrastructure constraints on
capacity.
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6 Commercially Feasible Capacity

This section quantifies the plan enabled capacity that is commercially feasible to develop
for a commercibdeveloper. It shows the range of plan enabled capacity available to the
market that is estimated to be commercially feasible to construct. Importantly, it shows
the range of development opportunities available, a share of which are likely to be taken
up by the market.

At a high level, the approach calculates the cost to construct the dwellings on each land parcel, then
compares this to the likely dwelling sales price. If a sufficient profit margin is achieved, then the capacity is
regarded as commercialfgasible. In accordance with the NBB, the assessment is based on current
costs and prices within the 2020 mafkdor the short to mediunterm. Additional scenarios are provided

for the longterm, that allow a gradual level of growth within the markebugh time.

A detailed discussion on the approach used to model commercially feasibility capacity is contained in the
supporting Technical Report. Stakeholders in the residential construction sector were also questioned on
a range of factors influencirfgasibility of development in Rotorua. Full details are included in the Technical
Report, but a summary of key points is included below, and have been taken into consideration in the
modelling and wider conclusions.

Stakeholders had varied feedback on rappiate profit margins for residential development within
Rotorua. Most respondents considered that the initial modelled margin of 20% or lower margins were
appropriate.

I Respondents identified a range of factors that potentially affect pnwditgins. The main factors
include:
I The scale and type of development where larger scale creates efficiency and greater profit, hut does
involve higher risk.
9 Higher value locations, including those in central, more accessible areas, generate higher margins.
Lower value locations achieve insufficient prices.
I Consenting timeframes and uncertainty have adversely affected profit margins, but are part of ja wider
market trend.
¢ ! fFNBS LINRPLERNIAZ2Y 2F w2d2NdzZ Qa fIyR A& an2Nh

Two thirds of survey respondsnconsidered that construction prices (material and labour) had a large or
very large effect on development feasibility. This may reflect a situation whereby they are having|trouble
passing these costs onto buyers.

80 Increases in prices through time, in response to growth in demand, are an important driver of feasibility. As demarsl increase
for a location, a greater range of development options generally become feasible. This includes increased dwelling density
typologies, redevelopment to further intensity already urbanised sites, as well as outward expansion of the existing urban edge. A
baseline scenario of current prices shows the level of feasibility of capacity if prices remained constant, with fuatiesadden

to show the additional level of capacity that is likely to become feasible through time.
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Geotechnical constraints are a keytéaaffecting the feasibility of development across many ares
Rotorua. A number of stakeholders surveyed reported that these can increase development costs
20%.

A adzNISe NBAaALRYRSyda |3INBSR (KL G clearirdeyr@tion,
/| 2dzy OAf Qa NBalLRyaAirA@dSySaas O02YYdzyAOlIGAz2ys O2
on feasibility. More than half (56%) felt it had a very large effect on feasibility and a further 31% fe
a large effect. €all the factors included in the survey, Council processes had the highest response
WHSNE fIFNBS STFSOUQ YSIyAy3a GKFG GKAA KI &

Rotorua relative to other factors, and that it affects depers across the board (i.e., those involved in |
development, through construction only and consultants acting on behalf of developers). It was

s of
by up to

LINE
Vv aSyi
It it had
rate for
aaA:z
and
one of

only two factors where there were no responses who were unsure about this factor. It was apfig¢able

everyone that responded.

smaller
. These

A number of residential development sector stakeholders considered that the construction of
dwellings on smaller lot sizes would be feasible if they were provided for under the District Plar
would align well witlthe demand for lower cost dwellings as they would be cheaper to provide.

humber

-

D
d in
br than

There were mixed views from residential development stakeholders on what would be the optimal
of storeys to make mulstorey apartment or mixedse buildings in Rotorua vielfeasible. Answer
ranged from 2 storeys (with most in the-2 range), while other respondents were less intereste
developing apartments and preferred terraced attached housing (i.e., horizontally attached rath
vertically stacked).

Commercilly feasible capacity has been calculated across the total urban plan enabled zoned opportunity.
This is important becausafrastructure constraintsanapply to different areas within the city at the wider
catchment scale. Infrastructure is able to supjgertain levels of growth occurring across each catchment

in aggregate, rather than constraining specific areas within the catchment. The assessment identifies the
range of development opportunities within the wider infrastructure catchments that aly i@ be
feasible to develop if infrastructure were supplied.

An assessment of the commercially feasible capacity that is dgnieflastructure is contained in Section

8. The sequencing of the infrastructure assessment is important because theucfrastconstraintgan

apply at the catchment level that include both areas that are already urbasisesll as areas for potential

future urban expansion. The infrastructure constréitere applicablegorrespondingly occurs through

a combination ofritensification within existing areas together with urban expansion rather than only an
assessment of the future urban areas served by infrastructure. It is therefore appropriate tamapply
infrastructure constraint to capacity once the combined leveldevelopment have been estimated
through the reasonably expected to be realised capacity as the infrastructure ready capacity of each area
is dependent upon the level of take up across the catchment overall.

6.1 Short& MediumTerm Commerciallyeasible Capacity

The following short term commercially feasible capacity results relate to the urban environment short term
plan enabled capacity results contained in Sectiorilaldle6.1 and Table6.2 show thataround onethird
(31%) of the short to mediwterm plan enabled capacity is estimated to currently represemmercially
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feasible development opportunities for the mark&he total feasible capacigmounts to an estimated
commercially feasible capacity of an additiah200 dwellings across the urban environmdititis equates
to around 30% of the existingban household base.

Greenfield areas account for around 41% of the feasible development capacity (2,900 additional dwellings).
The level of feasibility within greenfield areas is higher than within the existing urban areas, reflecting the
easier natureof this development option within the Rotorua marketer fourfifths (82%) of the existing

plan enabled capacity within the greenfield areas is estimated to represent commercially feasible

development options, compared to around only difil (21%) of he capacity within the existing urban

area.

Nearly all of thegreenfield capacity within the Western reporting area is estimated to be currently
commercially feasible. There is an estimated 1,400 dwelling capacity currently feasible within this area. This
includes thet dz] S KPhay Ghange area where a large scale greenfield developraemecently been

zoned

High shares of the greenfield development capacity are also estimated to represent currently commercially
feasible development options within tl&stern reporting area. Over titloirds (69%; 1,400 dwellings) of

the plan enabled capacity is estimated to be commercially feat@bllopment optionsA share of the

plan enabled capacity (500 dwellings) is on leaseholdJavitich isestimated to not represent feasible
development options

LG A& SadAYFiSR GKSNBE Aa | FSIFLaraoftS RS@St2LIVSy
urban area. Within the existing urban area, the estimated feasible development optonslaively
concentrated into the Central reporting area. This area contains over half (58%; 2,500 dwellings) of the
OrGeQa FTSIFLaAaotsS ReSttAydIa gAGKAY GKS SEAaGAY3 dzN
within the City Centre, and Higr density duplex/terraced housing redevelopment options within the
Residential 2 Zon&hrough Comprehensive Residential Development Bldiewever, higher density
apartment development patterns are not yet well established within the Rotorua markehananly

meet a minor share of the dwelling construction activity in the short to metitrm

CSIFaAaoftS RSOSt2LIYSyid 2LIiA2ya | ONRPaa 20KSNJ LJ NI A&
area are predominantly standalone dwellings. Thigcetflthe zoning provisions, where there is limited
provision for higher density development within the general suburban areas. Higher shares of the plan
enabled capacity in higher value areas is feasible, with smaller shares in lower valudigiheasidue

areas can achieve higher sales prices, which increase the feasibility of development in these locations.

In total, there is feasible capacity for an additional 1,800 dwellings in the existing urban area across the
Eastern, Western artal 3 2 y 3 2epditikgrareas. All of this capacity is within standalone dwellings, with

no apartments estimated to be currently feasible in the smaller commercial centres within these general
suburbanareas. it Ada AYLRNIFYyd G2 y20S iKIlingardimaylbeakiacted & A G |
08 TFE22RAYy3 O2yaiUNIAYyGad ¢KSNBE g a AyadzZFFAOASyl
GKSANI STFSOU oAGKAY (GKS Y2RSfftAy3Id ¢KSNEF2NB>X Ol
capacity identified tftough this assessment (in all time periods).

8lintheshotY SRA dzY G SN¥YI GKA& AyOfdzRSa | aGNARLI 2F 2KSydzZaZ an2NR g A
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Table6.1 ¢ Shortto MediumTerm Commercially Feasible Dwelling Capacity iRobheruaLakes Distriddrban Environment

Redevelopment i
BT Apartments eIy Apartments IR Apartments
Terrace Terrace Terrace

Reporting Area Area Type
Eastern Brownfield 100 - - 100 100 - - 100 200 - - - - 100 200
Eastern Underutilised Urban Land 300 - - 300 300 - - 300 300 - - - - 300 300
Eastern Greenfield - - - - - - - - - 1,500 - 70 1,500 1,500 1,500
Eastern Total 400 - - 400 400 - - 400 500 1,500 - 70 1,500 1,900 2,000
Central Brownfield 80 10 400 500 20 800 1,500 2,400 2,400 - - - - 500 2,400
Central Underutilised Urban Land 40 - - 40 - 90 - 90 90 - - - - 40 90
Central Greenfield - - - - - - - - - - - - - - -
Central Total 100 10 400 600 20 900 1,500 2,500 2,500 - - - - 600 2,500
Western Brownfield 500 - - 500 400 - - 400 700 - - - - 500 700
Western Underutilised Urban Land 200 - - 200 100 - - 100 200 - - - - 200 200
Western Greenfield - - - - - - - - - 1,400 - - 1,400 1,400 1,400
Western Total 700 - - 700 500 - - 500 900 1,400 - - 1,400 2,100 2,300
b32y32dl KBrownfield 100 - - 100 100 - - 100 200 - - - - 100 200
b32y 32l Kbnderutilised Urban Land 200 - - 200 40 - - 40 200 - - - - 200 200
b32y 320l Kereenfield - - - - - - - - - - - - - - -
Ngongotaha Total 300 - - 300 100 - - 100 400 - - - - 300 400
TOTAL Urban Env. Existing Urban 800 10 400 1,200 700 800 1,500 3,000 3,500 - - - - 1,200 3,500
TOTAL Urban Env. Underutilised Urban Land 700 - - 700 400 90 - 500 800 - - - - 700 800
TOTAL Urban Env. Greenfield - - - - - - - - - 2,900 - 70 3,000 3,000 3,000

TOTAL Urban Env.

Source: M.E RLDC Capacity Model 2021.
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Table6.2 ¢ Shortto MediumTerm Commercially Feasible Capacity as a Share of Plan Enabled Capacity

Redevelopment i Combined Total

Duplex /
Terrace

Duplex / Duplex /

Apartments Apartments Apartments

Terrace Terrace

Reporting Area Area Type

Eastern Brownfield 15% 0% 0% 159 8% 0% 0% 0% 0% 0% 0% 15%

Eastern Underutilised Urban Land 21% 0% 0% 219 16% 0% 0% 169 169 0% 0% 0% 0% 21% 169
Eastern Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 70% 0% 100% 719 71% 719
Eastern Total 19% 0% 0% 199 12% 0% 0% 129 149 70% 0% 100% 719 45% 369
Central Brownfield 30% 100% 74% 609 3% 65% 19% 249 249 0% 0% 0% 0% 60% 249
Central Underutilised Urban Land 95% 0% 0% 429 0% 100% 0% 989 989 0% 0% 0% 0% 42% 989
Central Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Central Total 38% 6% 74% 589 3% 67% 19% 249 259 0% 0% 0% 0% 58% 259
Western Brownfield 25% 0% 0% 259 10% 0% 0% 9% 169 0% 0% 0% 0% 25% 169
Western Underutilised Urban Land 42% 0% 0% 429 32% 0% 0% 329 429 0% 0% 0% 0% 42% 429
Western Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 99% 0% 0% 999 99% 999
Western Total 28% 0% 0% 289 12% 0% 0% 119 189 99% 0% 0% 999 55% 379
b32y32dl KBrownfield 18% 0% 0% 189 8% 0% 0% 8% 139 0% 0% 0% 0% 18% 139
b 32y 32 G Kbnderutilised Urban Land 87% 0% 0% 879 14% 0% 0% 149 769 0% 0% 0% 0% 87% 769
b32y 32l Kereenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Ngongotaha Total 39% 0% 0% 399 10% 0% 0% 9% 259 0% 0% 0% 0% 39% 259
TOTAL Urban Env. Existing Urban 22% 100% 74% 299 9% 65% 18% 179 209 0% 0% 0% 0% 29% 209
TOTAL Urban Env. Underutilised Urban Land 36% 0% 0% 359 18% 100% 0% 219 309 0% 0% 0% 0% 35% 309
TOTAL Urban Env. Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 82% 0% 100% 829 82% 82Y
TOTAL Urban Env. Total 27% (%) 74% 31% 11% 67% 18% 18% 21% 82% 0% 100% 82%: 50% 31%

Source: M.E RLDC Capacity Model 2021.
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6.2 Long Term Commercially Feasible Capacity

The following long term commercially feasible capacity results relate to the urban environment long term
plan enabled capacity resuttsntained in Sectioh.2 They show the portion of the lotgrm plan enabled
capacity that is estimated to represent potentially feasible developrogtions for commercial
developers.

T62 aOSyFINR2a 2F FSIFaAoftS OFLI OAGe KI@S oty LINE .
In accordance with the NRSD requirements, the first scenario shows the capacity enabled by the Plan in
thelongd SN GKIdG Aa SadAYlIGSRciirRS 08/ ®ENIAWD { SNRYS & 2 R
the model applies the current prices within the market (in relation to dwelling sales and land prices, and
development process costs) to thengterm planning zoned area§.his scenario therefore holds prices
constant through time and does not allow for any dwelling price or construction cost growth through time.

In alignment with the NPSD, a further scenarigWa | NJ S D NE s¢haskbeefd€/8lgpedNd 2 Q
assess lonterm capacity. This scenario better reflects the observed changes in the market through time.
It assumes a level of growth in the market, where costs and prices gradually change through time as
demand grows. Market growth is an iam@ant driver of feasibility within urban economies where
development opportunities correspondingly change as demand increases for dwellings and different
development types.

Under the Market Growth Scenario, an annual growth rate of 2.5% has been tpgiiealing sales prices

and land prices. All other costs have been grown by an annual average rate of 1.5%. Growth rates are based
on the national outlook from the New Zealand Treasury Half Year Economic Update, factored for the long
term difference betwen the Bay of Plentgegiorand New Zealand trends.

The first part of this section contains the estimated feasible capacity within the Current Prices Scenario,
while the Market Growth Scenario is in the latter part of the section.

6.2.1 Current Prices Scenario

Table 6.3 shows that there is an estimated commercially feasible capacity of around 9,000 dwellings under
the Current Prices Scenariointhe land NY Ay w2 (2 NXzZE Q& dz2Nbly SY@GANRYY
1,800 dwellings from the estimated feasibégpacity of the short to mediuterm.

Under the Current Prices Scenario changes in feasibility can only occur as a result of changes in the
underlying zoning structure as the market is otherwise held constant. Consequently, the increases in
feasible capaty development options reflect the changes in plan enabled capacity through the expansion
and upzoning of greenfield areas and the limitedagning (predominantly along Fenton Street) within

the existing urban area. No change in the feasibility of @gpacexpected to occur across most of the
existing urban area and the existing greenfield areas wherenipg has not occurred.

Almost all of the increase in the estimated feasible development opportunities occurs within the greenfield
areas (with newgreenfield areas identified in the long term in the Spatial Plan). There is an increase of
around 1,700 additional feasible dwelling development options across the greenfield areas, resulting in an
estimated total feasible 4,700 dwellings developmentbptia @ ¢ KS I NBESad Ay ONBI &
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with the addition of around 1,100 feasible dwellings, through the provision of greenfield areas of urban
expansion in the long term. Under the Current Prices Scenario, it is estimated that around hafft{@# %) o
AINBSYTFASER OFLIOAGE AYy Db3A2y3A201 Kn OdNNByidite NBI
However, if an alternative development model occurred, where the feasibility was assessed for a
commercial developer to construct a dwelling on a sealceady purchased by a household, then a much
greater share of the greenfield area is estimated to be feasible. This may reflect previous development
LI GGSNYE 6AGKAY b3I2y3a20GFKn 6KSNB fFyR KIa 0SSy
gradually developed with dwellings incrementally through time.

~

a

Increases in feasibgreenfieldcapacityin the longterm also occur in the Eastern reporting area. It has an
estimated increase in feasible development options of around 500 dwelling$ingesu a total feasible
dwelling capacity of around 2,000 dwellings. The feasible dwelling increase is made up of an increase in
around 600 feasible standalone dwellings, but a decrease of around 70 apartment dwellings due to the

absenceof the Commercia3 Zone in the lonterm #2 Most of the increase in feasible capacity occurs on

the shortterm plan enabled land through an-apning from Residential 5 to Residential 1.

Almost all of the additional greenfield land supplied in the long term in ther&asigorting area is
estimated to not represent feasible development opportunities. This is predominantly due to its leasehold
status, which affects the likely sales prices and therefore the feasibility for a commercial developer. The
zoned provision expaion, that is not feasible, decreases the share of plan enabled capacity that is feasible,

despite the overall increases in the feasible capatillé6.4).

The survg of stakeholders in the Rotorua residential development sector asked if they felt the
demand for leasehold residential property in Rotorua. There was no clear trend in the response wit
numbers indicating there was demand as indicating thate was not, or not knowing. Those see
potential demand based this on the large shortfall of housing and said that people just wanted aff
houses in safe neighbourhoods and that that was more important than whether it was lease
freeholdif developed under suitable terms. Those that thought that there would not be demana
leasehold product cited issues with lending, preferences to own the land and the house and have Ig
surety.

When asked if commercial developers generalhlh@aljh not necessarily themselves) could take
development opportunities on leasehold land, a quarter said yes, and a further third said it mig
possibility depending on the terms. Few ruled the possibility out completely. Specific feedbackloa
might or might not be feasible included:

T a{OFrtS YI& YI1S Al Y2NB LINIF OGAOIf ¢
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82 This operative zone included at least 2.5ha withe Commercial 3 zone extent for medium density housing. In the long

term,

this zone is excluded, and two alternative neighbourhood centres may be anticipated if a structure plan approach to the Upper
Eastside were pursued. These would likely take a imadéional zoning approach with any residential development limited to
residential zoning outside the commercial centre zone, rather than within it (notwithstanding any above ground floor &partmen

that are enabled in the Commercial 3 zone).
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However, when asked if they would take up such opportunities on leasehold land in the future in Rotorua,

50% ofstakeholders said that they would not, although two were exploring options.

The feasible development capacity within the existing urban area is limited to areas of zoning changes as

the market is held constant under this scenario. As there is onlydicti@nge in the zoning provisio

ns,

there is correspondingly only a small change in the estimated feasible development capacity within the
existing urban area. In total, there is a net increase of around 60 dwellings, bringing the total estimated
feasible @velopment options to 4,400 dwellings within the existing urban area. The net increase occurs
along Fenton Street within the Central reporting area, where the height éireifggroposed tancrease in

the longterm with an indicativeshift to a Mixed Use @ne (this is an indicative zoning scenario for
purpose of this HBA
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Table6.3 ¢ Long Term Commercially Feasible Dwelling Capacity iRotbeua Lakes Distridrban EnvironmentCurrent Prices Scenario

Redevelopment i Combined Total

Duplex /
Terrace

Duplex /
Terrace

Duplex /

Apartments
P Terrace

Apartments Apartments

Reporting Area Area Type

Eastern Brownfield 100 - - 100 100 - - 100 200 - - - - 100 200
Eastern Underutilised Urban Land 300 - - 300 300 - - 300 300 - - - - 300 300
Eastern Greenfield - - - - - - - - - 2,000 - - 2,000 2,000 2,000
Eastern Total 400 - - 400 400 - - 400 500 2,000 - - 2,000 2,400 2,500
Central Brownfield 80 10 400 500 20 800 1,600 2,400 2,500 - - - - 500 2,500
Central Underutilised Urban Land 40 - - 40 - 90 - 90 90 - - - - 40 90
Central Greenfield - - - - - - - - - - - - - - -

Central Total 100 10 400 600 20 900 1,600 2,500 2,600 - - - - 600 2,600
Western Brownfield 500 - - 500 400 - - 400 700 - - - - 500 700
Western Underutilised Urban Land 200 - - 200 100 - - 100 200 - - - - 200 200
Western Greenfield - - - - - - - - - 1,500 - - 1,500 1,500 1,500
Western Total 700 - - 700 500 - - 500 900 1,500 - - 1,500 2,200 2,400
b32y32dl KBrownfield 100 - - 100 100 - - 100 200 - - - - 100 200
b 32y 32 Kbnderutilised Urban Land 200 - - 200 40 - - 40 200 - - - - 200 200
b32y 32l Kereenfield - - - - - - - - - 1,100 - - 1,100 1,100 1,100
Ngongotaha Total 300 - - 300 100 - - 100 400 1,100 - - 1,100 1,400 1,500
TOTAL Urban Env. Existing Urban 800 10 400 1,200 700 800 1,600 3,100 3,600 - - - - 1,200 3,600
TOTAL Urban Env. Underutilised Urban Land 700 - - 700 400 90 - 500 800 - - - - 700 800
TOTAL Urban Env. Greenfield - - - - - - - - - 4,700 - - 4,700 4,700 4,700

TOTAL Urban Env. Total 3,600
Source: M.E RLDC Capacity Model 2021.
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Table6.4 ¢ Long Term Commercially Feasible Capacity as a Share of Plan Eaphtéd Current Prices Scenario

Duplex /

Apartments
Terrace P

Reporting Area Area Type

Redevelopment

Duplex /
Terrace

Apartments

Duplex /
Terrace

Apartments

Combined Total

Eastern Brownfield 15% 0% 0% 8% 0% 0% 0% 0% 0% 0% 15% 139
Eastern Underutilised Urban Land 21% 0% 0% 219 16% 0% 0% 169 169 0% 0% 0% 0% 21% 169
Eastern Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 46% 0% 0% 469 46% 469
Eastern Total 19% 0% 0% 199 12% 0% 0% 129 149 46% 0% 0% 469 37% 329
Central Brownfield 30% 100% 61% 529 3% 65% 17% 219 229 0% 0% 0% 0% 52% 229
Central Underutilised Urban Land 95% 0% 0% 429 0% 100% 0% 989 989 0% 0% 0% 0% 42% 989
Central Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Central Total 38% 6% 61% 519 3% 67% 17% 229 229 0% 0% 0% 0% 51% 229
Western Brownfield 25% 0% 0% 259 10% 0% 0% 9% 169 0% 0% 0% 0% 25% 169
Western Underutilised Urban Land 42% 0% 0% 429 32% 0% 0% 329 429 0% 0% 0% 0% 42% 429
Western Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 99% 0% 0% 999 99% 999
Western Total 28% 0% 0% 289 12% 0% 0% 119 199 99% 0% 0% 999 56% 38Y
b32y32dl KBrownfield 18% 0% 0% 189 8% 0% 0% 8% 139 0% 0% 0% 0% 18% 139
b 32y 320G Kbnderutilised Urban Land 87% 0% 0% 879 14% 0% 0% 149 769 0% 0% 0% 0% 87% 769
b32y 320l Kereenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% A47% 0% 0% 479 47% 479
Ngongotaha Total 39% 0% 0% 399 10% 0% 0% 9% 259 47% 0% 0% 479 45% 38Y
TOTAL Urban Env. Existing Urban 22% 100% 61% 289 9% 65% 16% 169 199 0% 0% 0% 0% 28% 199
TOTAL Urban Env. Underutilised Urban Land 36% 0% 0% 359 18% 100% 0% 219 309 0% 0% 0% 0% 35% 309
TOTAL Urban Env. Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 56% 0% 0% 569 56% 569
TOTAL Urban Env. Total 27% 6% 61% 30% 11% 67% 16% 17% 20% 56% 0% 0% 56% 45% 30%

Source: M.E RLDC Capacity Model 2021.
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Table6.5 - Changes to SheNledium to Long Terr@ommercially Feasiblérban Dwelling Capacit€urrent Prices Scenario

Redevelopment

Combined Total

Duplex/ Apartments Duplex/ Apartments Duplex/ Apartments
Terrace Terrace Terrace

Reporting Area Area Type

Eastern Brownfield

Eastern Underutilised Urban Land - - - - - - - - - - - -
Eastern Greenfield - - - - - - 600 - - 70 500 500 500
Eastern Total - - - - - - 600 - - 70 500 500 500
Central Brownfield - - - 60 - 60 - - - - - 60
Central Underutilised Urban Land - - - - - - - - - R - -
Central Greenfield - - - - - - - - - R - -
Central Total - - - 60 60 60 = = = = = 60
Western Brownfield - - - - - - - - R R - R
Western Underutilised Urban Land - - - - - - - - - - - -
Western Greenfield - - - - - - 100 - - 100 100 100
Western Total - - - - - - 100 - - 100 100 100
b32y32dl KBrownfield - - - B R B B R . _ R B

b 32y 320G Kbnderutilised Urban Land - - - - - - - R B, . R _
b32y 320l Kereenfield - - - - . - 1,100 R - 1,100 1,100 1,100
Ngongotaha Total - - - - - - 1,100 - - 1,100 1,100 1,100
TOTAL Urban Env. Existing Urban - - - 60 60 60 - - - - = 60
TOTAL Urban Env. Underutilised Urban Land - - - - o - - - - - - -
TOTAL Urban Env. Greenfield - - - - - - 1,800 - - 70 1,700 1,700 1,700
TOTAL Urban Env. Total - - - 60 60 60 1,800 [N - 70 1,700] 1,700 1,800

Source: M.E RLDC Capacity Model 2021.
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6.2.2 Market Growth Scenario

Table6.6 shows thathere is an estimated commercially feasible cap&aitgn additional 20,900 dwellings

under the Market Growth Scenario. This is nearly two and a half times the estimated feasible capacity
within the Current Prices Scenario, and an additional 13,600 feasible dwellings from the short to-medium
term modellingTable6.8). Table6.7shows that under this scenario, around 70% to 74% of the plan enabled
capacity is estimated to represent commercially feasible development options.

When an allowance is made for growth in tharket, a greater range of development options become
feasible through time. Under this scenario, a wider range of development options within the existing urban
area become feasible, with the largest increases in higher density redevelopment optiosaggésis

that demand, and therefore achievable prices, may increase in thadongfor these higher density
options, increasing their feasibility. Under this scenario, nearly-tiwagers (72%; 14,900 dwellings) of

the feasible capacity is within th&isting urban area.

Most of the existing urban area feasible capacity increase occurs within the Central reporting area, where
there are large increases in the commercially feasible redevelopment options for apartments. Under this
scenario, feasible redelpment options for apartments occur within the City Centre 1 (5,100 dwellings),
Mixed Use (2,000 dwellings), City Centre 3 (1,100 dwellings) and Commercial 2 (750 dwellings) zones. There
are also a significant number of higher density duplex/terraceditpfsasible options (1,100 dwellings)

within the Residential 2 Zone, although most of these are already estimated to represent commercially
feasible development options under the Current Prices Scenario.

A greater range of the plan enabled capacity actiosswider general suburban area also represents
commercially feasible development options under the Market Growth Scenario. Larger numbers of
standalone dwellings are estimated to represent feasible infill or redevelompions. In total, there are

an estimated 4,000 feasible infill standalone dwelling development options, and 2,500 feasible
redevelopment standalone dwellings (although this capacity is not additive).

The largest proportional increases occur within the Western reporting area. Cumauntly,of the plan
enabled capacity within the general suburban areas of this reporting area is not feasible due to the lower
potential sales prices. However, the modelling shows that if the prices gradually rise through time with
demand growth, then a laeg share of the capacity within this area is likely to become feasible.

Under the Market Growth Scenario, there atsoincreasesn feasible development options within the
greenfield areasAllowing for market growth increases the feasible capacity by an additional 1,300
dwellings (in comparison to the Current Prices Scenario), bringing the total feasible capacity to an estimated
6,000 dwellings within the greenfield areas.

The increase ireasible greenfield capacity (from the Current Prices Scenario) occurs predominantly within
theb 3 2 y 3 2efidrtigrarea. Capacity within this area increases by around 1,000 dwellings, to a total of
2,100 dwellings. Increases in feasible greenfield cgpaaitther areas are smaller, where nearly all of the
greenfield capacity within the Western reporting area already represents feasible development options.
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Table6.6 - Long Term Commercially Feasible Dwelling Capacity in the Rotorua Lakes District Urban EnWWarkee@rowth Scenario

Redevelopment

Duplex /
Terrace

Duplex /

Apartments
P Terrace

Apartments

Reporting Area Area Type

Greenfield

Duplex /

Apartments|
Terrace p

Combined Total

Eastern Brownfield 700
Eastern Underutilised Urban Land 400 - - 400 500 - - 500 500 - - - - 400 500
Eastern Greenfield - - - - - - - - - 2,300 - - 2,300 2,300 2,300
Eastern Total 1,000 - - 1,000 700 - - 700 1,200 2,300 - - 2,300 3,300 3,500
Central Brownfield 200 10 700 900 50 1,000 9,000 10,100 10,200 - - - - 900 10,200
Central Underutilised Urban Land 40 90 - 90 40 920 - 920 90 - - - - 90 90
Central Greenfield - - - - - - - - - - - - - - -

Central Total 200 100 700 1,000 90 1,100 9,000 10,200 10,300 - - - - 1,000 10,300
Western Brownfield 1,800 - - 1,800 700 - - 700 2,200 - - - - 1,800 2,200
Western Underutilised Urban Land 400 - - 400 400 - - 400 400 - - - - 400 400
Western Greenfield - - - - - - - - - 1,500 - - 1,500 1,500 1,500
Western Total 2,200 - - 2,200 1,100 - - 1,100 2,600 1,500 - - 1,500 3,700 4,100
b32y 320l KBrownfield 400 - - 400 300 - 20 300 600 - - - - 400 600
b 32y 32l Kbnderutilised Urban Land 200 - - 200 300 - - 300 300 - - - - 200 300
b32y 320l KGreenfield - - - - - - - - - 2,100 - - 2,100 2,100 2,100
Ngongotaha Total 600 - - 600 600 - 20 600 900 2,100 - - 2,100 2,700 3,000
TOTAL Urban Env. Existing Urban 2,900 10 700 3,700 1,300 1,000 9,000 11,400 13,700 - - - - 3,700 13,700
TOTAL Urban Env. Underutilised Urban Land 1,100 90 - 1,100 1,200 90 - 1,200 1,300 - - - - 1,100 1,300
TOTAL Urban Env. Greenfield - - - - - - - - - 6,000 - - 6,000 6,000 6,000

TOTAL Urban Env. Total

Source: M.E RLDC Capacity Model 2021.
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Table6.7 - Long Term Commedsdly Feasible Capacity as a Share of Plan Enabled ¢adgadiet Growth Scenario

Redevelopment

Greenfield

Combined Total

Duplex/ Apartments| Duplex/ Apartments| Duplex/ Apartments|
Terrace Terrace Terrace

Reporting Area Area Type

Eastern Brownfield 71% 0% 0% 14% 0% 0% 0% 71%

Eastern Underutilised Urban Land 32% 0% 0% 329 28% 0% 0% 289 28Y 0% 0% 0% 0% 32% 289
Eastern Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 52% 0% 0% 529 52% 529
Eastern Total 47% 0% 0% 479 21% 0% 0% 219 349 52% 0% 0% 529 51% 449
Central Brownfield 71% 100% 100% 929 6% 82% 94% 889 89Y 0% 0% 0% 0% 92% 899
Central Underutilised Urban Land 100% 100% 0% 1009 95% 100% 0% 989 1009 0% 0% 0% 0% 100% 1009
Central Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%
Central Total 75% 100% 100% 939 11% 83% 94% 889 909 0% 0% 0% 0% 93% 90
Western Brownfield 93% 0% 0% 939 19% 0% 1% 179 489 0% 0% 0% 0% 93% 489
Western Underutilised Urban Land 100% 0% 0% 1009 89% 0% 0% 899 1009 0% 0% 0% 0% 100% 1009
Western Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 100% 0% 0% 1009 100% 1009
Western Total 94% 0% 0% 949 26% 0% 1% 249 539 100% 0% 0% 1009 96% 649
b32y 32 il KBrownfield 68% 0% 0% 68Y 26% 0% 18% 259 459 0% 0% 0% 0% 68% 459
b 32y 32l Kbnderutlised Urban Land 93% 0% 0% 939 92% 0% 0% 929 929 0% 0% 0% 0% 93% 929
b32y 320l Kereenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 90% 0% 0% 909 90% 909
Ngongotaha Total 75% 0% 0% 75 39% 0% 18% 389 549 90% 0% 0% 909 86% 76Y
TOTAL Urban Env. Existing Urban 82% 100% 100% 859 18% 82% 90% 619 729 0% 0% 0% 0% 85% 729
TOTAL Urban Env. Underutilised Urban Land 55% 100% 0% 56 47% 100% 0% 489 509 0% 0% 0% 0% 56% 50
TOTAL Urban Env. Greenfield 0% 0% 0% 0% 0% 0% 0% 0% 0% 72% 0% 0% 729 2% 729

TOTAL Urban Env.
Source: M.E RLDC Capacity Model 2021.
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Table6.8 - Changes to SheNledium to Long Terr@ommercially Feasiblérban Dwelling Capacitylarket Growth Scenario

Redevelopment Greenfield Combined Total

Duplex / Duplex / Duplex /
Terrace Terrace Terrace

Apartments

Reporting Area Area Type

Eastern Brownfield 500
Eastern Underutilised Urban Land 100 - - 100 200 - - 200 200 - - - - 100 200
Eastern Greenfield - - - - - - - - - 800 - - 70 800 800 800
Eastern Total 600 - - 600 300 - - 300 700 800 - - 70 800 1,300 1,500
Central Brownfield 100 - 300 400 30 200 7,500 7,700 7,800 - - - - 400 7,800
Central Underutilised Urban Land - 90 - 50 40 - - - - - - - - 50 -

Central Greenfield - - - - - - - - - - - - - - -

Central Total 100 90 300 400 60 200 7,500 7,700 7,800 - - - - 400 7,800
Western Brownfield 1,300 - - 1,300 300 - - 300 1,400 - - - - 1,300 1,400
Western Underutilised Urban Land 200 - - 200 200 - - 200 200 - - - - 200 200
Western Greenfield - - - - - - - - - 100 - - 100 100 100
Western Total 1,500 - - 1,500 600 - - 600 1,700 100 - - 100 1,700 1,800
b32y 320l KBrownfield 300 - - 300 200 - 20 200 400 - - - - 300 400
b32y 32l Kbnderutilised Urban Land 20 - - 20 200 - - 200 50 - - - - 20 50
b32y 320l KGreenfield - - - - - - - - - 2,100 - - 2,100 2,100 2,100
Ngongotaha Total 300 - - 300 400 - 20 400 500 2,100 - - 2,100 2,400 2,600
TOTAL Urban Env. Existing Urban 2,200 - 300 2,400 700 200 7,500 8,400 10,100 - - - - 2,400 10,100
TOTAL Urban Env. Underutilised Urban Land 400 90 - 400 700 - - 700 500 - - - - 400 500
TOTAL Urban Env. Greenfield - - - - - - - - - 3,100 - - 70 3,000 3,000 3,000
2,500 90 300 2,900 1,400 200 7500 9,100]  10600] 3,100 - 70 3000 5900 13,600

Source: M.E RLDC Capacity Model 2021.
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Additional plan enabled greenfield capacity within the Eastern reporting area is not modelled to be feasible
under this market growth scenario. The achievable prices of dwellings on leasehold land would require
much larger price growth to represent feasilolevelopment options for commercial developers under a
house and land package sale model.

6.3 Commercially Feasible Capacity Summary

The commercially feasible capacity modelling has found that a share of the plan enabled capacity is likely
to representcommdOA F £ £ & FSI aAo0ftS RSGOSt2LIVSyld 2LIiAz2ya T2

In the short to mediunmterm, just under onehird of the overall plan enabled capacity is estimated to
represent feasible development options. A larger share of the ¢gpaithin the greenfields areas is
estimated to be commercially feasible, excluding the areas on leasehold land.

The largest amounts of feasible capacity within the existing urban area are estimated to occur within the
Central reporting area, a large shaf which is higher density apartment developments. The main areas
of feasible greenfield capacity occur on the outer eastern and western urban edges of the city and
b3I2y 320G+ Knd

Greater shares of the plan enabled capacity within higher value areaseaigdtisg general suburban area

are estimated to represent commercially feasible development options. Higher achievable prices within
these areas mean that greater shares of development are likely to be feasible. Price growth in the long
term means that ineased shares of the lower value areas area also likely to become feasible in the long
term. This means that, while not currently feasible, some of the lower value areas within the Western and
Eastern reporting areas are likely to potentially represergilid& development options within the long

term. However, patterns of take up may still favour higher value locations due to the higher prices and
margins likely to occur within these areas.

Under the Current Prices Scenario, where the market is heldacgith no growth, the only changes to
feasible capacity in the lomgrm occur through changes to the zoning provisions. There are some increases

in feasible capacity within trgreenfield area where additional zoned area is provided within2 y 32 (0 | K n
and due to ugzoning of existing greenfield areas within the Easterarteg area.

Almost all of the additional greenfield area provided in the long term within the Eastern reporting area
(beyond that zoned within the short to medium term) is estimated to not be commercially feasible for a
house and land package developmentJi A 2y ® ¢ KA A& A& 060SOFdzaS Al Aa 2
resulting in achievable sales prices that are lower than that required for the development to be
commercially feasible. Capacity on leasehold land is also not estimated to represent feasibland

land package development options for commercial developers under the modelled Market Growth
Scenario in this assessmentda | NB adzZ 6§ RS@OSt2LIAyYy 3 2KSydzZ anz2NA
margins (but that is likely acceptable to Whdzk an2NA 2y SNBE 3IAPBSY GKSANI
202S00AQ0Sa0d bSPSNIKStSaasz G2 0SS FSLaiofSsz Kz2dz
traditional funding models and technical/project support to meet gaps in capacity and experience.

If alevel of market growth is applied under the Market Growth Scenario, then a larger share of the plan
enabled capacity is estimated to become feasible in thetérng In total, it is estimated that around 70%
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of the total longterm plan enabled capacity fmmtially represents commercially feasible development
options.

With market demand growth, a greater range of development options become feasible through time, with
increasing shares of the capacity become feasible within the existing urban area. ticuapgroccurs

within the Central reporting area where a significant share of the apartment redevelopment capacity is
estimated to represent feasible development options.

There is some estimated increase in the feasibility of infill and redevelopniéBtaca G KS NB a i
general suburban area with market growth through time. However, this is largely limited to standalone
dwellings where the Plan provides only limited opportunity for higher density dwelling development within
these areas.

An inceased share of the capacity on underutilised urban land is estimated to become commercially
feasible to develop with market growth through time. However, the feasibility of this capacity continues to
be restricted within the Eastern reporting area due gubstantial share of this land being leasehold.

The feasibility modelling generally suggests that a proportion of the plan enabled capacity is likely to
represent feasible development options. There are a range of feasible options available to the market
Although the feasible capacity modelling does not take into ac@miential constraints of infrastructure
(which are analysed within the following section), it is an important step in the analysis. It is important to
understand though the feasibility oapacity irrespective of infrastructure because:

i. It assesses the range of options available to the market.

. Assists in distinguishing whether any potential constraint relates to the zoned provision (i.e.,
planning), or the supply of infrastructure.

The brmer is critical because infrastructure constraints are applied at a catchment wide level as a function
of total growth across the catchment, rather than being tightly tied to a specific area of zoned land. It is
therefore important to identify whether #re is flexibility through the range of feasible development
options across the catchment for growth to occur within the infrastructure limit. The following section
considers potential fanfrastructure constraints.
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7 Infrastructure Ready Capacity

This seabn examines what amount of dwelling growth is estimated to be infrastructure
ready. This element of the NR® is central to the requirement for welanned urban
environments whereby infrastructure and land use provision are to be aligned, and the
provision of infrastructure is timely so to avoid unnecessary costs. Quantifying urban
housing capacity that is infrastructure ready also helps to determine the impact that
planning and infrastructurarehaving on the capacity for growth and the affordabilrg a
competitiveness of the Rotorua housing market.

Clause 3.4(3) of the NRID states that development capacity is infrastructure ready if:

a) In relation to the short term, there is adequate existiegelopment infrastructuréo support
the development of land.

b) In relation to the medium term, either paragraph (a) applies, or funding for adequate
infrastructure to support development of the land is identified TR

c) Inrelation to the long term, either paragraph (b) appleghe development infrastructure to
adzZLILI2 NI GKS RS@OSt2LIYSyd OF LI OAlGe Aa ARSYOGAT
(as required as part of its LTP).

Clause 3.50fthe NPS5 &G 1Sa GKI G f20Ff | dziaidionhl inkaStdctuvedza i 6
to service the development capacity is likely to be available.

7.1 Overview of Development and Additional Infrastructure

Development infrastructure refers to network infrastructure for water supply, wastewater and stormwater
(referred toKSNB & WIKNBS ¢ GSNE AYyFNF adNHzZOGdz2NEQU | YR
councitcontrolled organisation. In the case of Rotorua, three waters infrastructure is controlled by RLC and
public land transport infrastructure is controllegd BLC, with BOPRC controlling public transport services.
Additional infrastructure means public open space, community infrastructure, social infrastructure like
schools and healthcare facilities, telecommunication, electricity and gas networks, andiapadrtrthat

is not controlled by local authorities. The latter includes private roads, and land transport infrastructure
controlled by Waka Kotagib S¢ %Sl f I yR [FYR ¢NIYyaLR2NI ! 3Syo0e o6a

Ensuring existing infrastructure networks and services atertelA y G I A Y SRZ al ¥FS3 | yR C
core infrastructure business.

The key strategic priorities for RLC in relation tatihee waters are to:

i1 Provide safe and healthy water
1 Protect and enhance the environment

1 Promote efficiency angesilience for three waters infrastructure
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1 Enable sustainable and timely growth of thstrict

While in relation to transport, road safety, sustainable funding of roading infrastructure, ensuring an
efficient road network, changing mode demand and impidaesilience are key drivers. Enabling housing

is important for Rotorua and infrastructure is vital for supporting this strategic priority for both Te Arawa
and Council.

RLC operates in a financially constrained environment which requires regulaofteatie be made
between competing priorities. Council struggles to achieve the key priorities associated with the pressing
issues within its means, needing to fund deferred maintenance and renewals of its infrastructure assets,
and fund its growth and devglment plans. These plans are pivotal in ensuring the development of a well
functioning urban environment that meets future housing demand, enables future employment, and
ensures greater prosperity for the district community. It is however a challengedaociCto balance
strategic priorities, core infrastructure service needs and regulatory requirements.

Given thesocieeconomic composition of thdistrict community it is importarto keep rates affordable.
Manywithin the community are already under finaial pressure, which is exacerbatedty impact of

Covid19. Council must findther ways to generate revenue sucheagering partnerships ¢ increase

investmentin the developmenof the district. Central government is also providing financial asxistin

relation to core infrastructure projects supporting housing

7.1.1 Three Waters Infrastructure

Three waters infrastructure is comprised of water supply, wasteyeatdrstormwaterKey considerations
in relation to the management @founci® core infragucture includeghe following

1 The three waters reform will impact on how RLC delivers water services to its community

1 The need to ensure there is an enduring partnership with iwi so cultural values are embedded
into the way infrastructure is managed

1 The impact ofclimate change with both increase in extreme rainfall events and drought
duration

1 Theresilience of infrastructure to natural hazards

1 Enabling growth to support quality housing

1 The need for greater energy efficiency and reduced greenhousenissians

1 Sustainably funding investment in infrastructure
To help address these challenges Master Plans have been developed for both Water Supply and
Wastewater while a Stormwater Master Plan is currently in development

Water Supply

A Water Supply Master Plan (2020) has been developed as an overarching framework to consider
interrelated issues including consent requirements, resilience, demand management and growth. The
Master Plan anticipates that the central and eastern areas heeenmost development and growth are

forecast to occur. Water supply from the Central Area is forecast to accommodate this additional demand
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if the existing conséG SR G 1S A& N fprioppded dededddahagefent podrghtne is Q &
implemented. Tis will mean that no new water source will be required until 2051 for the Central Area. The
Gg2 ALINAY3IE 621 AL FYyR I1SY20 GKIG adz2ili e GKS 91 3
additional demand if the existing consented takes are roNed.

Wastewater

A key challenge for Council is managing the discharge from Rotorua Wastewater Treatment Plant. Te Arawa
Lakes Trust, CNI lwi Holdings and Council are working together towards a n&snfosgjution for the

RA & OKLI NHS (re¢dverai wastewiater§ froldIhe Rotoruaste Water Treatmerfant GWWTF).

¢KS LINIASA KFE@S FINBSR G2 | adzadlrAylFrofS F2NBai
wastewater treatment plant, and the short to mediumarm continuation & discharging treated
wastewater in Whakarewarewa Forest.

In addition, the Nitrogen limit on the discharge from the Wastewater Treatment Plant has the potential to
limit future residential growth if it is not appropriately managed or offset. Councietigating options

that could be used to offset the increasing load of nitrogen in the treatment plant discharge as the
population and community grow.

Capital works are also scheduled over the next few years to expand the capacity of the existing Rotorua
WWTP. A Wastewater Treatment Solution for Tarawera is expected to be completed in 2024.

Stormwater

A significant issue for the future growth of the City is the capacity of the stormwater system to cope with
heavy rainfall events especially when additidreald surfacing associated with anticipated growth and
climate change are taken into consideration. A Stormwater Master Plan is being developed which focuses
on community based storage solutions to address these issues in part. The first upgradesdsgttiat

this work are scheduled to startlate 2021with upgrades to the Linton Park Dam.

The ability to take forward stormwater projects is dependent on funding. There is funding within the LTP
which has been supplemented by central government fun@Bg and DIA). In addition, as previously
outlined, Council has recently applied for Infrastructure Acceleration Funding to facilitate growth related
projects.

7.1.2 Land Transport Infrastructure

Council owns and manages land transport assets including 608kt of roads (sealed and unsealed),

82 road bridges, 385km of footpaths, 43km of shared paths, 5,061 streetlights and 10,555 signs. Rotorua
has key routes that connect primary industry with the Port of Tauranga, is a tourist destination, and
provides tairism links to Taupo, Waikato and Auckland. Rotorua Airport is regionally significant and serves
020K (GKS RAAUNAROGQA G2dzZNAaY |yR odzaAiySaa aSodz2Nxa

1 The issues for land transport include:

{1 Maintaining long term investment in both the maintenance and renefvdleoland transport
network

1 Adverse impacts from forestry vehicles on road condition
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1 Achieving greater mode shift from cars to public transport, walking and cycling

1 Meeting legislation (including upcoming changes) including Road to Zero Strategy, lfmro Car
Act and the new Government Policy Statement on Land Transport (2021)

1 Ensuring the road network is resilient to natural hazards.

Key projects include holistic development of an urban cycleway, upgrading of footpaths to cater for a range
of users, resealg roads, replacing culverts and strengthening bridges.

7.1.3 Additional Infrastructure

Additional infrastructure is critical to the creation of wafictioning urban environments. In recent years,
Council has actively worked with Waka Kotahi to align trangfamning with urban growtplanning

There are four State Highwalyaversingthe district. Waka Kotahi (NZTA) work in the roading network
involves upgrades to State Highways, supporting Council in achieving modal shift through improved walking
and cydhg networks along with subsidising funding of the wider road network.

Currently Waka Kotahi is undertaking significant upgrades on both $HS aty” 3 Znd ISH30 along Te
Ngae Road. The overall Waka Kotahi work programme aligns well with the worknoieingken by RLC
to support growth.

There are 40 schools within tlistrict. The majority are decilecl4 schools. The Ministry of Education
has been actively involved in recent growth planning.

There is relatively good access to open space in manygddtts city and wider district. However, the
quality of the open space varies greatly acrossdibrict with some exceptional open spaces such as
Government Gardens, contrasted with some of the smaller parks often in lowesooimmic areas which
tendto be of a much lower standardhere is also a deficit in quality sports fields.

Council is commencing a process to develop a Play, Active Recreation and Sport Strategy to identify
priorities and guide future provision of play, acteereation and sport facilities across the Rotorua District.

7.2 Approach for Infrastructure Ready Capacity

The following sets out how data has been prepared by Coundbasitleredy M.E for this HBA, including
1S@ FaadzyLliaAzyas G2 AYyF2NY AYTFNI AG§NUzOGdzZNBE NBI R

7.2.1 Land Transport Infrastructure

The major growth projects for roading are included in the Waka Kotahi Progr&imte land trangort
infrastructure data is available, RLC hdeeided to exclud€ouncil and Waka Kotahi controlliechd
transport infrastructurdrom infrastructure ready capacity assessmeihisifirst HBAn order to focus on
the information requirements for ass&sg three waters infrastructur@ he aim is to includand transport
infrastructurein future HBA updates.
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7.2.2 Three Waters Development Infrastructure

Infrastructure master plans for each of the three waters were developed from two key inputs; the
Infometrics30 year projections and expected development areas. From this information infrastructure
upgrade requirements to enable the corresponding growth were identified for the capital works
programme which informs the infrastructure strategy.

Once funding leus and timing are confirmed as part of the LTP, the infrastructure ready capacity for each
of the three waters can be calculated by working back from network expansion funding to the development
areas and additional capacity that they provide.

The key outpts from the RLC supplied three waters infrastructure informastimatedthe total number

of residential and nomesidential connectionserved across Rotorua City. Té&ennectionscapacity
information contained capacity limits that occurred across eatthment area (Centr@vhich includes
Western) Eastern and 3 2 y 3 Pad WweK as capacity limits that occurred at the total city level (in relation
to the WWTPand water take conseptThe information also showed the timing at which infrastructure
would be extended geographically to each of the greenfield areas.

M.Ehave appliedtested/ 2 dzy OA f Q& Ay T NJ apdinstieOdamadit assessieatNdvsevéral 2 v
key stages to limit the capacity within each area to that which is able to be suppptieel éxisting and
planned future infrastructure networkHg.is noted that ®ormwater infrastructure constraints have been
applied in the form of additional costs within the model as these are able to be mitigated, at additional
cost, within the propertyr subdivisionThe approach to stormwater cossslescribed in Section 7.3.6 of

the Technical Report.

M.E havaindettakenadditionalhightlevelcalculations on thevater supply and wastewat@érfrastructure
datasupplied by Coundib translate the amount of serviced capacity iptatential additional dwellings
able to be serviced by water supply and/or wastewater in each yeamrasscheck forthe RERcapacity
assessment. Key stefos the water supplynetworkincluded:

1. Estimate the total potential unmetered connectidfisable to be sustained within each
catchment.The total potential number of unmetered (residential) connections were estimated
within eachwater supplycatchment in relation to the total potential capacity bétreservoir
and network. The maximum potential water use was calculated from the minimum of the
consented water take and the reservoir capacity, the. aspect with the greatest constraint).

The NE 2SOGSR dzaS OFNRY / 2dzy Ghe &ffleét of WiNG 8ea@nd A 2 v &
management plans) was subtracted from these limits to identify the spare capacity. The spare
volumetric capacity was converted to potential unmetered connections based on the average
use of the projected connections. Togetheregd formed the total potential unmetered

connections.

2. Convert potential connections to estimated dwelling capag@ibe existing 2020 base year
relationship between total dwellings and total unmetered connectfavithin each catchment

83 Unmetera connections also include business connections. These have been assumed to remain a constant proportion of
connections through time and are therefore implicitly captured in the projected future capacity.
84 The number of dwellings may exceed the numbemofietered connections as some connections serve multiple dwellings.
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was identified though comparing the unmetered connections with our estimates of existing
dwellings. These ratios were appliedthe potential future connections to convert them into
potential dwellings.

3. Calculation of net additional dwellingshe existing dwellings wersubtracted from the
potential future dwellings to calculate the potential net additional dwellinglkin each
catchmentthat could be suppliedith water. This includes any existing surplus capacity within
the networks as well as any further capacityetithrough future infrastructure investment
included within the data

w2i2NdzF Qa 22¢t aSNWSa GKS (201Kt daNBlYy SYy@ANRYYSY
at the city levelHighlevel analysis was undertaken to estimate whetbapacity within the WWTP would

exceed the water supply capacity lin{gstimated abovejnd therefore form a city level constraint to be

applied within the modelling with only the lessor of the two water infrastructures needing to be applied

in the RERapacity assessment

The WWTP serves both househafdl businesdemand and demand arising from processing water from
environmental events (e.gflooding). The approach identified the level of demand generated from
projected household use to understarigktievel of remaining capacity. Dataatrserved total wastewater
processed was compared to data on total water used across the 2018 to 2020 period. This provided an
estimate of the share of total water supplied that would be returned for treatment AWANE P. This share

was applied to the projected total water use to estimate the future household WWTP demand.

In the short to mediunterm (to 2026), household and busin®sfemand is projected to amount tess
than halfof the WWTP capacity. Significamidstment is planned for 2027, increasing the capacity by
around two thirds Projected household demand would amount to around-thiirel of the total WWTP
capacityfrom 2027 to 205@y M.E/Council estimates

The remainder of the capacity is available #nage environmental demand that exceeds average daily
demands such as flooding events. The WWTP has the dual function of serving demand from urban activity
as well as having the requirement to have spare capacity to manage peak environmental events. Previo
data shows that this demand is highly concentrated into peak events, with very large variability relative to
baseline average urban activity demand. There have been a few instances where these have exceeded the
22 ¢t Qa OF LI OAGe s Mdsitiodal dagagityabeingysuppliéddn 2027.1 vy S R

Based on the above assessment, capacity within the WWTP has not been applied as a é¢onhbisint
HBA to a greater extent than thevater supply capacity limitsy future dwellinggrowth (meaning that
water supply capacity limits need only be considei@dRER capacjtyLargeWWTPcapacity increases
plannedin 2027 mean future capacity beyond that required for urban activity demand will exceed the
previous peak flow demand from environmental events gendraver the past 8 year data period.

Prior to 2027, the change in the level of demand from projected urban growth is of a much smaller
magnitude than the variability from environmental events. If the events of the same size as those creating
a previous owdlow occurred in this time period, the overflows would still occur irrespective of urban

85 WWTP data includes business wastewater output. It has been assumed the ratio between household and business demand
remains relatively constant through time and therefore business demdingtow at a similar rate to projected future household
demand.
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growth. For the purposes of the assessment, it has not been applied as a constraint prior to the upgrade as
the plant capacity is able to process urban activity deinan

In addition to the total catchment servicing lim{isased on water supply infrastructure capagity)
constraints were applied within the modelling to reflect the timing at which infrastructure networks
(wastewaterand water supplyare geographicallyx¢endedto the boundary ofjreenfield areas. The time

at which each greenfield area was sergatthe boundarypy both wastewater and water supply was
identified within the model from spatial infrastructure extension timing data supplied by Couna#l. Thes
were applied as limits within the model to determine when greenfield areas could contribute to RER
capacity. If a greenfield area was estimated to be feasible in the current market, but not currently served
by infrastructure, then it would not be abledontribute to RER capacity estimates until the year at which

it is planned to be served by both water infrastructifes.

The above approach providezstimated capacity limits(where applicablejhat were applied to the
commercially feasible and plan enabtivdellingcapacity in the subsequent estimation of the share that is
reasonably expected to be realigltER capacitySection 8)The following section shows tHeect effect

of the timing @& network extensions teervice greenfield areas as an interim step to RER modelling.

7.3 Infrastructure Service@reenfieldCapacity

As discussed abovepacity within each area has been limited by the timing of the geographical extensions
of infrastructurenetworksto the boundary ofireenfield areaslable7.1 shows the proportion of estimated

plan enabled andommercially feasible capacity witlgireenfield areathat is within the geographic extent

of current or planned future infrastructure netwotksindependent ofiny catchment wide water supply
limits that may or may not apply

The table shows that there is currently an estimated feasible capacity of nearly 3,000 dwellings across the
OAleQa INBSYTFTASER I NBF&a ONBFSNI { SOGA2Y cuod |1 26S
02 3SNBR o0& SEAia iftastraturé detwgrksiirkie madii tayh Rrérastruktyfe networks

are planned to expand to cover most of the commercially feasible greenfield area (2,900 dwellings).

In the long term, further zoned greenfield land is provided within the easterigod@ ( | cEtchment
areas. The additional greenfield area is estimated to be commercially feasibldvatidny 3 2Howeten
most of this additional area does naarrently have planned infrastructure coverage in the long term
hence capacity there is sigo#ntly impacted by infrastructueecording to the way in which infrastructure
ready capacity must be determined under the NS

86 Note, this HBA does not take into account the timing of whesiteninfrastructure is completed by the land developer. Only
Council development infrastructure responsibilities is censitl
87 Existing urban areas, including underutilised urban land, are within the extent of the existing infrastructure networks.
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Table 7.1 ¢ Proportion of Estimated Commercially Feasible Capacity in @@ideAfeas within the
Geographical Extent of Current and Planned Future Infrastructure Networks

Long-Term Long-Term
Medium-Term (Current Prices (Market Growth
Scenario) Scenario)

Short-Term

Reporting Area (Current)

Commercially Feasible Capacity

Central
Western

Eastern

b3a2y 320Gl Kn
Total Urban Environment

2,970 2,970 4,660 5,960
Commercially Feasible Capacity with Infrastructure Coverage

Central

Western

Eastern

b3I2y 320l Kn
Total Urban Environment
Source: M.E 2021 Rotorua Dwelling Projection Model and M.E Rotorua Capacity Model 2021. Figures rounded to neares

The effect of the above capacity limits depends on the demand projected for those locations and whether
any shortfalls in reasonably expected to be realised iafrastructure ready capacity can be met by
surpluses in other nearby locations (and at an affordable price). The estimated infrastructure limits above
have been applied within the analysis of reasonable expected to be realised capacity at botliadhe spa
scale of areas covered by the extent of the network (greenfield and existing urban areas) as well as the
application of catchmentide capacity limits. This is discusbetbw.
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8 Serviced, Feasible & Reasonably Expec
Capacity

This section containshé results of infrastructure serviced, feasible and reasonably
expected to be realised dwelling capacity estimates in the short, medium, and long term,
O2ft SOGAQGSt & NBEFSNNBR (2 KSNB | a adwowe
commercially feaslb capacity (calculated in Sectiép that is likely to represent RER
capacity across each time period within each of the reporting areas. They take into account
the infrastructure constraints across theban environmenbutlined in Sectior? as well

asKS fA1Ste RSOSt2LIYSyYyd LI GGSNya I ONraa

A detailed discussion on the approach used to model RER is contained in the supporting Technical Report.
The approach estimates the commercially feasible development options thisitedyeto represent RER
capacity. A detailednalysis of title formation and building consent data was undertaken to establish the
NBEOSY(d LI GGSNya yR NBflFIGADGS LINRPLRNIA2ya 2F RS@S
greenfield urba environment. Levels of development were then limited by infrastructure constraints
within each area as set out in SectibnThe RER capacity reflects the likely yields in the commercially
feasible greenfield areas, and the corresponding levels of geweltacross different parts of the existing

urban environment. It is not an estimate of-tgke of capacity as this is driven by demand projections by
dwelling type, location, and price band (discussed already in Section 2.6).

The following outlines estimi SR w9w OF LJ OAGe& gAGKAY SFOK GAYS
environment. These form the inputs into the subsequent sufficiency assessreatior of this HBA.

8.1 Short Term Serviced, Feasible & RER Capacity

The estimated RER capacity in shertterm is shown ifTable 8.1 There is an estimated, infrastructure
served, commercially feasible RER capacity of around 1,700 additiefiaigs in the shotierm.

Half (50%; 800 dwellings) of the shiatm RER capacity is within areas of underutilised urbaf?)ami

a small amount in greenfield areas. These areas typically inagee scale development across multiple

lots or dweling units. RER capacity within the underutilised urban land is spread over the main suburban
areas of the City across the Eastern, Westernbadd?2 y 3 2efpdrtignareas. Capacity in these areas is

all in detached dwellings due to the currdbistrict Pla site size requirements, meaning that only
standalone dwellings are feasible to construct with a full site.

While there is an estimated feasible capacity of nearly 3,000 dwellings within the greenfield areas, only a
small portion is currently served byfrastructure and can therefore be included as RER capacity in the
shortterm. This is located within the Westagporting area, with capacity for an additional 80 dwellings.

88 Refer Figuré.4 of the Technical Report for a map of residential land by development type.
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The rest of the RER capacity is within the brownfield areas of the existingargbaApproximately three
quarters (76%) of this capacity is located within the central suburban areas of the Western and Central
reporting areas. The remaining brownfield RER capacity is located within the Eastern (100 dwellings) and
b 3 2 y 3 280 dwklings) reporting areas.

The RER capacity within Rotorua is heavily weighted toward standalone dwellings on full sited,iéargely
to the planning minimum site size requirements across the Residential 1 \Efile. this form of
development is well estabhied within the Rotorua market, there is limited ability for the market to move
toward smaller, higher density dwellings due to these planning requirements across most of the general
suburban area. There is likely to be demand among developers to cosatallgr, cheaper dwellings, but
these are not feasible to construct on larger sites.

The assessment has found that brownfield RER capacity is limited within the i€pottadgarea due to
limitations in the feasibility of capacity. A lower share efftan enabled detached dwellings are feasible
within the Centrabrea than other reporting areas, flowing through into lower rates of RER. Feasibility is
somewhat limited by the larger site size requirements across this area. It is likely that feasibitty
improve with smaller site sizes where higher returns could occur through developing these more central
sites at a greater density with more dwellings.

Most of the RER capacity within the Centeglorting area occurs as attached dwellings. Thlades a
mixture of lower density attached dwellings within the Residen{rakE2lium densityZone, and apartment
dwellings within the City Centrgis likely that, in the shotérm, a greater share of this will occur as lower
density duplex/terraced hgsing within the Residential Zone as the apartment market is not well
established within Rotorua.

TableB8.1 ¢ Short Term Serviced, Feasible and RER Urban Dwelling Capacity

RER Dwelling Capacity

Reporting Area Area Type Detached Attached Total

Eastern Greenfield and Underutilised Urban Land 300 - 300
Eastern Existing Urban Brownfield 100 - 100
Eastern Total 400 - 400
Central Greenfield and Underutilised Urban Land - 90 90
Central Existing Urban Brownfield 30 200 300
Central Total 30 300 400
Western Greenfield and Underutilised Urban Land 300 - 300
Western Existing Urban Brownfield 400 - 400
Western Total 600 - 600
Ngongotaha Greenfield and Underutilised Urban Land 200 - 200
Ngongotaha Existing Urban Brownfield 80 - 80
Ngongotaha Total 300 - 300
TOTAL Urban Env. Greenfield and Underutilised Urban Land 700 90 800
TOTAL Urban Env. Existing Urban Brownfield 600 200 800
TOTAL Urban Env. Total 1,300 300 1,700

Source: M.E RLDC Capacity Model 2021.
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Table8.2 shows that nearly onquarter (23%) of the commercially feasible capacity and 7% of the plan
enabled capacity is RER and infrastructeneved in the shorterm. The share of commercially feasible
greenfield capacity that is RER is lower as only a small portion is currently ser®ebblyinfrastructure.

Within the brownfield areas, around 50% of the feasible detached dwellings are estimated to be RER,
amounting to 8% of the plan enabled capacity. Lower shares of the feasible brownfield attached dwellings
are RER due to the higher density nature of these typologies within théi.plampartmentsand the

limited establishment of this form of developmenithin the Rotorua market. Overall, only 10% of the
feasible attached dwellings aestimated to beRER, and 2% of the plan enabled dwellings. Although a
reasonable proportion of these dwellings are feasible, it is less likely they will be taken uhduertibetd
operation of the apartment dwelling market.

A key finding of testing within the RER model is that the estimated capacity of catchment level water supply
infrastructure (and estimated ciyide capacity of the WWTP) is not constraining RER miyvedipacity in

the short term within the urban environment, with only the timing of network extensions to the boundary

of greenfield areas having an effect in this period (as discussed above).

Table8.2 ¢ Shae of Plan Enabled and Commercially Feasible Capacity that is Infrastructure Served and RER:
ShortTerm

RER as share of Commercially Feasit RER as share of PEC

Reporting Area Area Type Detached Attached Total Detached Attached Total

Eastern Greenfield and Underutilised Urban Land 169 0% 159 7% 0% 7%
Eastern Existing Urban Brownfield 509 0% 509 6% 0% 6%
Eastern Total 209 0% 199 7% 0% 7%
Central Greenfield and Underutilised Urban Land 0% 1009 1009 0% 1009 989
Central Existing Urban Brownfield 419 109 119 4% 3% 3%
Central Total 419 139 149 4% 3% 3%
Western Greenfield and Underutilised Urban Land 159 0% 159 139 0% 139
Western Existing Urban Brownfield 519 0% 519 9% 0% 8%
Western Total 269 0% 269 109 0% 109
Ngongotaha Greenfield and Underutilised Urban Land 1009 0% 1009 769 0% 769
Ngongotaha Existing Urban Brownfield 509 0% 509 7% 0% 7%
Ngongotaha Total 789 0% 789 219 0% 199
TOTAL Urban Env. Greenfield and Underutilised Urban Land 219 559 229 139 559 149
TOTAL Urban Env. Existing Urban Brownfield 509 109 239 8% 2% 5%
TOTAL Urban Env. Total 28% 13% 23% 10% 3% 7%

Source: M.E RLDC Capacity Model 2021.

8.2 Medium Term Serviced, Feasible and RER Capacity

There is an estimated plan enabled, commercially feasible, infrastructure served RER capacitg of aroun
4800F RRAGAZ2Y I f RgStfAy3aa SadAYlFGdSR | ONPR &Eable8.3).0 2 NJzI
Overall, this equates to aroura%% of the plan enabled capacity being RERpaodhirds (629 of the
commercially feasible capac{fyable8.4).

Around threequarters (76%; 3,700 dwellings) of th&RR capacity is estimated to occur within the
greenfield areas and areas of underutilised urban land. The largest areas of these are within the Eastern
YR 2SaiGSNY NBLRNIAY3 FNBIFAX ¢6KAOK sy dgrdedffighd (i KS
expaision. The large share of greenfield capacity within these reporting areas means that they are

A % 4 A x

LINE2SOGSR G2 O2yilAy (KS R2YAYlIYyd &KerMB oywm:i:o 27
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In the mediumterm, nearly all of the projected feasible greenfialgéas are served by infrastructure,
resulting in a high share of the feasible capacity as RER. With the exception of the underutilised Residential
2 Zone land within the Centredporting area, all other areas of this capacity are projected to contain
detached dwellings.

The remaining RER capacity of an additional 1,200 dwellings is projected to occur within the brownfield
areas of the existing urban aréekhe largest shares of these are located within the Central and Western
reporting areas. Brownfield REcapacity within the Western area consists of detached dwellings on full
sites, while RER capacity within the Central area is nearly all in attached dwellings. There are smaller
amounts of brownfield RER capacity within the Eastern (100 dwellingb)gayidd 2 (i(LOR dwellings)
reporting areas.

Table8.4 shows that overall, around twihirds of the commercially feasible capacity is projected to be RER

in the mediumterm, and 20% of the plan enabled capacity. Within this, much lower shares of the
brownfield capacity is projected to be RER. In part, this is due to the application of current prices within the
feasibility modelling (due to the NR® requirements), meanindawer share of the plagnabled capacity

is projected to be feasible.

The modelling estimates that only small shares of the higher density attached dwellings are likely to be RER
capacity within the mediurterm. This is because a high share of this cap&iwithin higher density
apartment dwellings, which are not yet weditablished within the Rotorua markefhe brownfield
attached dwellings RER capacity within the Central Reporting Area amounts to 20% of commercially feasible
capacity, and 5% of th@an enabled capacity.

Table8.3 ¢ MediumTerm Serviced, Feasible and RER Urban Dwelling Capacity

RER Dwelling Capacity

Reporting Area Area Type Detached Attached Total

Eastern Greenfield and Underutilised Urban Langd 1,700 - 1,700
Eastern Existing Urban Brownfield 100 - 100
Eastern Total 1,900 - 1,900
Central Greenfield and Underutilised Urban Langd - 20 20
Central Existing Urban Brownfield 30 500 500
Central Total 30 600 600
Western Greenfield and Underutilised Urban Langd 1,600 - 1,600
Western Existing Urban Brownfield 400 - 400
Western Total 2,100 - 2,100
Ngongotaha Greenfield and Underutilised Urban Lan(d 200 - 200
Ngongotaha Existing Urban Brownfield 100 - 100
Ngongotaha Total 300 - 300
TOTAL Urban Env. Greenfield and Underutilised Urban Langl 3,600 90 3,700
TOTAL Urban Env. Existing Urban Brownfield 700 500 1,200

TOTAL Urban Env. Total 4,300 600 4,800
Source: M.E RLDC Capacity Model 2021.
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TableB.4 ¢ Share of Plan Enabled and Commerdiahsible Capacity that is Infrastructure Served and RER:
Medium Term

RER as share of Commercially Feasit RER as share of PEC

Reporting Area Area Type Detached Attached Total Detached Attached Total

Eastern Greenfield and Underutilised Urban Lanfd 1009 0% 969 469 0% 459
Eastern Existing Urban Brownfield 609 0% 609 8% 0% 8%
Eastern Total 959 0% 929 349 0% 339
Central Greenfield and Underutilised Urban Lanfd 0% 1009 1009 0% 1009 989
Central Existing Urban Brownfield 499 209 219 5% 5% 5%
Central Total 499 239 249 5% 6% 6%
Western Greenfield and Underutilised Urban Land 1009 0% 1009 869 0% 869
Western Existing Urban Brownfield 619 0% 619 119 0% 109
Western Total 889 0% 88Y 349 0% 329
Ngongotaha Greenfield and Underutilised Urban Lanfd 1009 0% 1009 769 0% 769
Ngongotaha Existing Urban Brownfield 609 0% 609 8% 0% 8%
Ngongotaha Total 839 0% 839 229 0% 209
TOTAL Urban Env. Greenfield and Underutilised Urban Langl 1009 559 989 609 559 609
TOTAL Urban Env. Existing Urban Brownfield 609 209 339 9% 5% 7%
TOTAL Urban Env. Total 90% 22% 67% 31% 6% 20%

Source: M.E RLDC Capacity Model 2021.

A key finding of testing within the RER model is that the estimated capacity of catchment level water supply
infrastructure (and estimated ciyide capacity of the WWTP) is not coasting RER dwelling capacity in

the medium term within the urban environment. The timing of network extensions to the boundary of
greenfield areaalsohas only a minor effect of reduciRiERIwelling capacity in this period.

8.3 Long Term Serviced, FeasiblIREBR Capacity

This section contains the RER capacity in thetédongfor the Current Prices and Market Growth Scenarios
(as discussed in Section. @he RER capacity differs under the scenarios due to the differences in
commercial feasibility of capacitshen allowance is made for market growth.

Again, &ey finding of testing within the RER model is that the estimated capacity of catchment level water
supply infrastructure (and estimated eityde capacity of the WWTP) is not constraining RER dwelling
cgpacity in the long term within the urban environment for either scenario. The timing of network
extensions to the boundary of greenfield areas has a moderate effect of reducing RER dwelling capacity in
this period (although given that infrastructure invasnt in this period need only be identified in the
Infrastructure Strategy, is a minor issue that Council is likely to be able to resolve for future HBA updates).

8.3.1 Current Prices Scenario

Table85aK2ga GKS SadAYlFIdiSR wow O LI OAGE Ay (GKS f:
environment. In total, there is an estimated RER capati#éyound 6,100 additional dwelling&round
three-quarters (76%; 4,600 dwellings) of this capacity is within the Eastern and Western reporting areas as
GKSe O2yidl Ay GKS ORA i aserded yfdeifigld capediy. RER 2apacity i Tusss & (1 NHzC
is entirely made up of detached dwellings due to the underlying planning minimum site size requirements
encouraging the delivery of standalone dwellings.

Under the Current Prices Scenario, greenfieddsiand underutilised urban land account fearty three
quarters (72%; 4,400 dwellings) of RER capddiy.remaining capacity (1,700 dwellings) occurs within
brownfield areas. Approximately half of the brownfield capacity is in attached dwellings within the Central
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reportingarea. These aréikely to be a mixture of medium density duplex/terraced housing and higher
density apartment dwellings. However, under the Current Prices Scenariteriongptake of apartment
dwellings is limited by the application of 2020 market conditions where #res®t well established.

The level of RER within the existing urban area is limited under the Current Prices Scenario by no changes
in commercial feasibility of existing capacity over the teng. Changes within the RER capacity occur
through increase levels of uptake of currently feasible development options. These are limited by other
factors that may prevent these development options becoming available to the market and therefore
forming part of the RER capacity. As such, RER capacity withioviinfidld areas amounts to around half

of the commercially feasible capacity. Within detached dwellings, it is limited to 75% of the feasible
dwellings Within attached dwellings, RER capacity amounts to 35% of feasible capacity and 8% of plan
enabled capaty, taking into consideration the current level of market activity within higher density

development options.

In total, Table8.6 shows that around twthirds of the commercially feasible capacity the urban
environmentis estimated to be RER, and 21% of the plan enabled capacity. Within this, there is a decrease
in the shares of greenfield commercially feasible and plan enabled capacity that is projected torbe RER i
comparison to the mediuterm. This is due to the addition of further zoned capacity that is either feasible
and not served by infrastructure (i.a&ithinb 3 2 y 3 Poii totemsible due to being leasehold land, (i.e.
within the Eastermeportingarea).

Table8.5 ¢ Long Term Serviced, Feasible and RER Urban Dwelling Capauctyt Prices Scenario

RER Dwelling Capacity

Reporting Area Area Type Detached Attached Total

Eastern Greenfield and Underutilised Urban Lan{d 2,300 - 2,300
Eastern Existing Urban Brownfield 200 - 200
Eastern Total 2,500 - 2,500
Central Greenfield and Underutilised Urban Lan(d - 90 20
Central Existing Urban Brownfield 40 800 900
Central Total 40 900 1,000
Western Greenfield and Underutilised Urban Lan{d 1,600 - 1,600
Western Existing Urban Brownfield 600 - 600
Western Total 2,200 - 2,200
Ngongotaha Greenfield and Underutilised Urban Land 400 - 400
Ngongotaha Existing Urban Brownfield 100 - 100
Ngongotaha Total 500 - 500
TOTAL Urban Env. Greenfield and Underutilised Urban Langl 4,300 90 4,400
TOTAL Urban Env. Existing Urban Brownfield 900 800 1,700
TOTAL Urban Env. Total 5,200 900 6,100

Source: M.E RLDC Capacity Model 2021.
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TableB.6 ¢ Share of Plan Enabled and Commercially Fe&&ilplacity that is Infrastructure Served and RER:
Long Term Current Prices Scenario

RER as share of Commercially Feasit RER as share of PEC

Reporting Area Area Type Detached Attached Total Detached Attached Total

Eastern Greenfield and Underutilised Urban Lanfd 1009 0% 1009 389 0% 389
Eastern Existing Urban Brownfield 759 0% 759 9% 0% 9%
Eastern Total 989 0% 989 319 0% 319
Central Greenfield and Underutilised Urban Lanfd 0% 1009 1009 0% 1009 989
Central Existing Urban Brownfield 629 359 369 7% 8% 8%
Central Total 629 379 389 7% 9% 8%
Western Greenfield and Underutilised Urban Land 949 0% 949 829 0% 829
Western Existing Urban Brownfield 769 0% 769 149 0% 129
Western Total 899 0% 899 369 0% 349
Ngongotaha Greenfield and Underutilised Urban Lanfd 299 0% 299 149 0% 149
Ngongotaha Existing Urban Brownfield 759 0% 759 119 0% 109
Ngongotaha Total 349 0% 349 139 0% 139
TOTAL Urban Env. Greenfield and Underutilised Urban Langl 819 1009 819 409 1009 419
TOTAL Urban Env. Existing Urban Brownfield 759 359 489 129 8% 9%
TOTAL Urban Env. Total 80% 37% 68% 28% 8% 21%

Source: M.E RLDC Capacity Model 2021.

8.3.2 Market Growth Scenario

The RER capacity increases to 9,400 additional dwellings in theedonginder the Market Growth
Scenario Table 8.7). The largest increase in capacity between the two scenarios occurs within the
brownfield capacity as a much greater range of development options are ptbjeztdecome
commercially feasible through time with market growth. Increases in greenfield RER also occur, but to a
lesser extent as high shares of the greenfield capacity are already feasible under the Current Prices
Scenario.

Under the Market Growth Spario, 55% of the RER capacity (5,200 dwellings) is projected to occur within
the greenfield areas and underutilised urban land, and 45% within the existing urban brownfield areas
(4,200 dwellings). An additional 500 dwelling greenfield capacity withikdbternreporting area is
projected to become feasible and form part of the RER. Additional greenfield capacity is also projected to
become feasible within the 3 2 y 3 2epidrtiKgarea, however, most of this is not planned to be served

by infrastructureand therefore excluded from the RER capacity.

Increases in capacity within the brownfield area occur under the Market Growth Scenario as a greater range
of the plan enabled capacity is projected to become feasible with market growth. The largest iiscrease
projected to occur within the Westerreporting area, with smaller increases in the Eastern and

b 3 2 y 3 aZepdrtiiqrareas. Overall, the Wester@porting area contains the largest amount of RER
brownfield capacity, all of which is projected to be itadked dwellings.

Brownfield capacity within the Centrabportingarea is still limited under this scenario due the minimum

site size planning provisions that occur across most of the suburban area. The feasibility of capacity within
these central areasould be likely to increase through providing for smaller site sizes so higher returns
could be achieved through developing a greater number of higher density dwellings within these areas.
Currently, the plan enabled capacity for higher density dwellisgiargely concentrated into the
commercial zones in the form of apartments, with a limited Residential 2 Zone area providing for
duplex/terraced housing. The RER capacity of apartments, albeit higher under the Market Growth Scenario,
is still likely to preide limited RER capacity due to the very limited nature of this market within the Rotorua
commercial developer sect¢even with allowance for some supply shifts over the long term)
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Under the Market Growth Scenario, it is projected that around 45%nofeocially feasible capacity is

likely to be RER and around etheéd (32%) of plan enabled capacitiable8.8). These shares are lower

within the existing urban broviield areas. Under the current planning provisions, it is unlikely that the RER
within the existing urban area would increase significantly beyond these levels. RER capacity within the
brownfield detached dwellings amounts to 75% of feasible capacisyuitlikely to approach 100% of
feasible capacity due to the presence of other factors that would result in these development opportunities
not becoming available to the market.

Although the RER share of feasible brownfield attached dwellings is lodB% athis is also unlikely to
substantially increase due to the composition of this capacity. The modelling has shown that around 90%
of the feasible attached dwelling capacity is in the form of apartments. There is a feasible capacity of around
1,200 dupéx/terraced housing dwellings, which are much more likely to get developed. If around three
quarters of this feasible capacity were developed, then this would still result in around 600 apartment
dwellings. Any further increases in the share of feasillclad dwellings as RER capacity would
necessarily require the uptake of further apartment dwellings. Thinsderedunlikely to occur as this
market is not well established and would require a large market shift over theetang

Table8.7 - Long Term Serviced, Feasible and RER Urban Dwelling Chz&ry Growth Scenario

RER Dwelling Cépacity

Reporting Area Area Type Detached Attached Total

Eastern Greenfield and Underutilised Urban Land 2,800 - 2,800
Eastern Existing Urban Brownfield 500 - 500
Eastern Total 3,300 - 3,300
Central Greenfield and Underutilised Urban Land - 90 20
Central Existing Urban Brownfield 100 1,500 1,600
Central Total 100 1,600 1,700
Western Greenfield and Underutilised Urban Langd 1,900 - 1,900
Western Existing Urban Brownfield 1,600 - 1,600
Western Total 3,500 - 3,500
Ngongotaha Greenfield and Underutilised Urban Langd 500 - 500
Ngongotaha Existing Urban Brownfield 400 - 400
Ngongotaha Total 900 - 900
TOTAL Urban Env. Greenfield and Underutilised Urban Langl 5,100 90 5,200
TOTAL Urban Env. Existing Urban Brownfield 2,700 1,500 4,200
TOTAL Urban Env. Total 7,800 1,600 9,400

Source: M.E RLDC Capacity Model 2021.
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TableB.8 - Share of Plan Enabled and Commercially Feasible Capacity that is Infrastructure Served and RER:
Long Term Market Growth Scenario

RER as share of Commercially Feasit RER as share of PEC

Reporting Area Area Type Detached Attached Total Detached Attached Total

Eastern Greenfield and Underutilised Urban Lanfd 1009 0% 1009 459 0% 459
Eastern Existing Urban Brownfield 759 0% 759 309 0% 309
Eastern Total 959 0% 959 429 0% 429
Central Greenfield and Underutilised Urban Lanf 0% 1009 989 0% 1009 989
Central Existing Urban Brownfield 649 159 169 199 149 149
Central Total 649 169 179 199 159 159
Western Greenfield and Underutilised Urban Lanfd 959 0% 959 959 0% 959
Western Existing Urban Brownfield 769 159 769 409 0% 379
Western Total 859 159 859 579 0% 549
Ngongotaha Greenfield and Underutilised Urban Langd 199 0% 199 189 0% 189
Ngongotaha Existing Urban Brownfield 759 159 739 369 3% 339
Ngongotaha Total 309 159 309 239 3% 239
TOTAL Urban Env. Greenfield and Underutilised Urban Langl 729 1009 729 489 1009 489
TOTAL Urban Env. Existing Urban Brownfield 759 159 319 359 149 229
TOTAL Urban Env. Total 3% 16%: 45% 42% 14% 32%

Source: M.E RLDC Capacity Model 2021.

8.4 Serviced, Feasible & RER Capacity Summary

The modelling within this section has estimated the future patterns of RERdagac | ONRP aa w2 {2 N
environment. The estimates of RER capacitg mato account the zoned potential, the commercial
feasibility of development, the infrastructucapacityby location and the likely patterns of development

across existing urban ae and greenfield urban expansion.

The assessment has found tiRERNcreases through time, from a total of 1,700 additional dwellings in
the shortterm, to 4,800 dwellings in the mediugrm, to 9,400 dwellings in the lobgrm. Changes in the

RER occuas infrastructure networks are extended out to greenfield growth areas, and further zoned
provision is made, with corresponding increases in uptake within the existing urban area. More capacity
becomes feasible through time in the Idegm Market GrowttScenario, increasing the RER capacity.

In the shorterm, there are higher shares of RER occurring within the existing urbatuertathe limited
infrastructure provision within greenfield areas and is a continuation of recent development patterns
acress the city. Most of the existing urban area RER is projected to occur in detached housing due to
planning provisions and established market patterns. Attached housing RER is largely focused on duplex or
terraced housing, with only small uptake within aments. This is constrained by the small extent of the
zoned area that effectively provides for the duplex/terraced housing, and the limited operation of the
apartment market within Rotorua.RER within the Centragéporting area is constrained by the lower
feasibility of capacity, which is focussed on standalone dwellings on larger sites. The feasibility would be
likely to increase in this area with an expanded provision for smalleagartment attached dwellings

(e.g, duplexesl/terraced housing) on snealfite sizes.

RER capacity is modelled to increase in the metitmas more infrastructure is supplied to the feasible
greenfield areasThere is a decrease in the share of RER occurring within the existing urban area as a result
of greater greenfield supply, but also due to the increased level of absorption of currently feasible capacity
where easier development options get taken up fifgte mediumterm modelling does not allow for
market growth, meaning the commercially feasible options available to RER reflect only what is currently
feasible within the market.
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Within the longterm, there are further increases to RER. Some additiorehfjeld land is supplied
together with further increases to the infrastructure networks. However, a significant proportion of the
additional greenfield land is not projected to be feasible due to the leasehold status (in the Eastern
reportingarea) or seved by infrastructure (in the 3 2 y 3 2epdrtikgarea).

In the longterm, the level of RER capacity within the existing urban area depends significantly on the
modelled growth scenario. Existing urban RER capacity is limited under the Current RrasesaStee
commercially feasible capacity is constrained to include only capacity that is currently feasible. The uptake
is therefore limited as saturation of the detached dwelling capacity option is reached. Attached dwelling
RER is also limited the current market conditions, where uptake is mainly limited to the currently feasible
typologies (i.e.duplexes/terraced housing). There is only small RER within the higher density apartment
capacity as this market is not currently established withiorRa.

Higher levels of RER capacity occur in thetlEmg within the existing urban area under the Market Growth
Scenario. Greater shares of the plan enabled capacity become feasible through time, with market growth,
meaning that greater rates of uptakan occur as RER capacitys Boenario also allows for some growth

in the apartment marketHowever, this is limited to a reasonable extent (relative to the projected market
demand shift required) and reflects only a small share of the total plan drddlelopment options.

Overall, RER in Rotorua is limited by the level of infrastrustuved, feasible greenfield laralt not the
capacity of water supply and wastewater treatment infrastrucaréhe catchment or city level based on
Council and M.Estimates Tte limits to greenfield capacityccur across all three time periods but is
particularlyconstraining within the shoterm.

RER is also limited within the existing urban area due to the existing planning provisions that apply across
most ofthe general suburban areas. A relatively large minimum site size requirement prevents the delivery
of smaller dwellings, such as duplexes or terraced housing, acroefrthe urban area. This constrains

the feasibility of sites within the Centraportingarea where the development of standalone dwellings on

full sites would generate lower returns than developing sites in tBestal areas to contain a greater
number of dwellings. The minimum site size requirement is also likely to lower the p&&Ri#that could
200dzNJ  ONRP&a 20KSNJ LI NIa 2F GKS RAAGOGNRAOG QA & dzo dzN
to be feasible and better align with demand for cheaper dwellings.

While the overall capacity for additional dwellings withindkisting urban environment is relatively large

in comparison to demand, a high share of this capacity is for apartment dwélligymarket is not well
established within Rotorua and is unlikely to make a sizeable contribution to meeting demand. The RER
within the existing urban environment is limited by reasonable levels of uptake within the higher density
apartment capacity to avoid ovegliance on this capacity.

Page |154



9 Sufficiency oHousingCapacity

This section assesses the sufficiency of capacity to fmeege urban dwelling demand

I ONRP&&a 0KS RAAGNAOUOQ&A dzZNDlYy SYGBANRYYSY(o®
Section8 with the demand for urban dwellinga Section2.7. Our approacho the
sufficiency assessment and the sufficiency results by dwelling type and location across the
RAAGNAR OGO QA& dzND Iy SYGANRBYYSY(d A yiedinkhSsuB K 2 NI
sections below.

9.1 Approach

Clause 3.2 of the NRID specifies tha®.C must provide at least sufficient development capacity in its

urban environmentto meet expected demand for housing: (a) in existing and new urban areas; and (b)

for both standalone dwellings and attached dwellings; and (c) in the short term, medium term, and long
GSN¥Yéd ¢KIFIG RSOSt2LIVSyid OF LI OAGEe Ydzald oS LXIFy S
expected to be realised and include the appropriate competigss margin. The requirement to
assessment sufficiency for housing development capacity is also set out in clause 3.27 ofibe NPS

To test whether the Rotorua urban environment provides at least sufficient capacity to meet projected
demand, M.E has ad the outputs from the RER assessment (in Section 8). These identify the RER dwelling
capacity that is feasible, expected to be realised and unconstrained by infrastructure limitations. This is
then compared to the net additional demand (using the medjumavth scenario), including a margin, for

the dwellings within the urban environment. The demand includes a 20% margin in the short and medium
term and a 15% margin in the long term. The supporting Technical Report contains additional sufficiency
assessmaettables for the high demand growth scenario.

Sufficiency is assessed by dwelling type (detached vs. attached) by each location across the urban
environment. An assessment of sufficiency by dwelling value band is contained within the Impact of
Planning ad Infrastructure on Future Housing Affordability section (Section 10.3) and not here. It is a more
nuanced model of sufficiency that differs from the assessments below which compare total demand with
total capacity, irrespective of price and whether theetling is for resident households or holiday homes

or is owned or wlowned. The assessment in Section 10.3 considers the demand-bywnenhouseholds

for dwellings at different prices based on what they can afford, compared to current and projected futur
dwelling supply by price band.

9.2 Urban Environment Sufficiency by Type and Location

The following sulsections contain the sufficiency assessment results by dwelling type and location in the
urban environment in the short, medium, and long term. Thed@stion of each table shows the projected

future demand for detached and attached dwellings within each location. This includes the competitiveness
margin on demand, which is applied to the net increase in demand across the assessment time period. The
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middle section of each table then shows the potential future dwelling estate. This includes the existing
dwelling estate together with the RER capacity estimated in S&ction

The final section of the table contains the sufficiency analysis. It shows the net difference in the potential
future estate to the future demand (with a margin). Net differences greater than zero suggest a surplus in
capacity, while negative net differaaxindicate a potential shortfall in capacity.

9.2.1 Short Term Sufficiency

Table9. 102y Gl Aya (GKS &adZFFAOASYOe |aasSaavySyd 20N w2 i;
2023. In total, it shows thahere is a total demand for 28,260 future urban dwellings. This includes the
existing dwelling demand (including the latent demand) and the projected future demand (including a
demand margin). There is a total projectetufe dwelling estate of 26,370 urban dwellings, including
existing and potential future dwellings. This equates to a projected total shortfall of 1,890 dwellings within
the shortterm.

Table9.1 shows that the projected shortfall occurs acrds& S SEG Sy d 2F w2 {2 NHzl Q&
include the Central, Western and Eastern reporting afHaes largest shortfalls occur within the Western

(-940 dwellings) and Central 00 dwellings) reporting areas, with a smaller shortfall of 260 dwellings in

the Easternreporting area. The projected future dwelling estate matches the projected demand in

b 3 2 y 3 2résuiltiiqnin no surplus or shortfall.

Shortfalls are projected to oar across both the detached and attached dwelling typologies. The largest
shortfalls are projected for detached dwellings due to the higher shares of demand for this typology.
Shortfalls are also projected to occur across the attached dwelling typotoglesredue to the RER
constraints in the type of attached dwelling capacity demanded.

Within the shortterm, the shortfalls are predominantly due to limitations in the level of infrastructure
provision within greenfield land. There is only an infrastineeterved feasible capacity for around 80
dwellings withirw 2 (i 2 biBehfi@ldareas (located within the Westeeportingarea), withsizeable areas

of feasible greenfield land not currently served by infrastruétutgéowever, underutilised urban land
(which is also commercially feasible) is currently served by infrastructure, and can meet some of this
demand (as included within the assessment).

Minimum site size planning requirements are also likely to contribute to thetehmorshortfall within the

existing urban area. This particularly occurs within attached dwellings where demand is likely to be
concentrated into medium density dwellings such as duplexes and terraced housing, which are less feasible
within the current provisions.

The inclusion o& latent demand for an additional 1,500 dwellings contributes to the projected shortfall
within the shortterm. However, even if th wasexcluded, the shortfall would still be projected to occur,
albeit at a smaller scale.

89The NPSJD requires all shoterm RER capacity to be currently served by infrastructure. Additional areas of greenfield land are
projected to be served by infrastructuiyy 2023 howe\er, this can only be included within the medidemm sufficiency
assessment.
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Table9.1 ¢ ShortTerm Sufficiency ®RERDwelling CapacityRotorua Urban Environment

Potential Future Urban
Dwelling Estate (RER Capar
+ Existing Estate) *

Sufficiency (Potential
Dwellings)

Future Urban Demand (Incl
Reporting Area Latent Demand & Margin)

Detached Attached Total Detached Attached Total Detached Attached Total

5,300 7,510(- 610 - 90 - 700

11,990 12,050|- 720 - 220 - 940

4,620 4,550 (- 200 - 50 - 260
b3zy 320l Kn 2,090 40 - 40 -
Total Urban Environment 24,000 28,260 22,500 plogey(ol- 1,500 - 400 - 1,890
Source: M.E 2021 Rotorua Dwelling Projection Model and M.E Rotorua Capacity Model 2021. Figures rounded to nearest 10.

* Based on Greenfield and Maximum Infill or Redevelopment Capacity. Medium Growth Future. Current Prices Scenario.

9.2.2 Medium Term Sufficiency

Table9. D2y il Aya GKS &dzF¥A0OA S yrGavirdnd@entSnihe M&lyin terf 2000 w 2 i 2
2030).It showsthat there is a projectetbtal demandior 30,950 future urban dwellings. This includes the
existing dwelling demand (including the latent demand) and the projected future demand (including a
demand magin). There is a total projected future dwelling estate of 29,550 urban dwellings, including
existing and potential future dwellings. This equates to a projected total shortfall of 1,400 dwellings within

the mediumterm.

There are projected shortfalls ass most reporting areas, with the exception of the Eagiporting

area, where there is a projected surplus of around 700 dwellings. This is composed of a sudflus of 8
detached dwellings and a shortfall ef0lattached dwellings. There are projected shortfalls across most

other combinations of dwelling typologies and locations.

The projected shortfall is smaller in the mediwerm primarily due to the additional infrastructure
provision within feasible gredafd areasin the mediunterm, RER capacity within the feasible greenfield
areas increases by around 2,800 additional dwellings from infrastructure extensions in the Western and

Eastern reporting areas.

Limitations of RER within the existing urban aredikely to be contributingp the projected shortfalls in

capacity. Constraints in the delivery of smaller dwellings due to minimum site size requirements are likely

to reduce RER capacity, contributing to shortfalls. This can be seen through thprizjsgeed shortfalls
for attached dwellings, as well as the largest shortfalls within the Cexpiratingarea. Minimum site size

requirements are likely to be affecting the commercial feasibility of capacity within this area, where
feasibility is likelto increase through greater dwelling yields and increased density. Although the modelling
shows there are feasible apartment options within this area, the apartment market is not well established

within Rotorua and is thereformonsideredunlikely to contibute substantially taneeting the shortfall in
attached dwellingsven in the medium term

It is important to note however, thahis scenario does not allow for any market growth due to the NPS
UDrequirement to use current prices in the medigenm. F growth were allowed, then more capacity
would become feasible (and therefore become RER), but it is unlikely that this would completely eliminate

the shortfall.
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Table9.2 ¢ MediumTerm Sufficiency @ERDwelling CapacityRotorua Urban Environment

Potential Future Urban
Dwelling Estate (RER Capar
+ Existing Estate) *

Future Urban Demand (Incl
Reporting Area Latent Demand & Margin)

Sufficiency (Potential
Dwellings)

Detached Attached Total Detached Attached Total Detached Attached Total

5,770 260

12,750 470

5,060 140

b3zy 320l Kn 2,300 90

Total Urban Environment 25,880 30,950 960
Source: M.E 2021 Rotorua Dwelling Projection Model and M.E Rotorua Capacity Model 2021. Figures rounded to nearest 10.

* Based on Greenfield and Maximum Infill or Redevelopment Capacity. Medium Growth Future

9.2.3 Long Term Sufficiency

The longerm (2020H npn0 AdzZFFAOASY O& | aaSaavySyid T2 Nlabe2 (2 NU:
9.3 for the Current Prices Scenario ahable9.4 for the Market Growth Scenario. There is a projected
demard for 34,450 dwellings under both scenarios, although the sufficiency differs due to differences in
the projected future dwelling estate.

Under the Current Prices Scenario, there is a projected future dwelling es3@t&2® dwellings, including
existirg and future potential (RER) dwellings. When compared to the projected demand, this equates to a
shortfall of around 3,630 dwellings.

Similar to the mediurterm, there is a projected shortfall across nearly all dwelling types and locations. The
exceptionis the Easterneportingarea, where an overall surplus of 470 dwellings is due to a sur@a8 of
detached dwellings. The largest shortfall is projected to occur within the Cesicating area ¢2,370
dwellings) where the largest shortfall occurs etaghed dwellings. The next largest shortfdl|310
dwellings) is projected to occur within the Westegportingarea, meaning that the shortfalls are centred

I NPdzy R w2{d2Ndzr Qa OSY(iUNIf &dzodz2NDBlFy I NBIao

Table9.3 ¢ LongTerm Sufficiency of RER Dwelling CapaBittorua Urban EnvironmenCurrent Prices
Scenario

Potential Future Urban
Dwelling Estate (RER Capat
+ Existing Estate) *

Future Urban Demand (Incl
Reporting Area Latent Demand & Margin)

Sufficiency (Potential
Dwellings)

Detached Attached Total Detached Attached Total Detached Attached Total
Central 6,430 630
Western 13,150 970
Eastern 5,670 360
b3I2y 320t Kn 2,550 200
Total Urban Environment 27,800 34,450 cloRsyol- 1,460 2,170
Source: M.E 2021 Rotorua Dwelling Projection Model and M.E Rotorua Capacity Model 2021. Figures rounded to nearest 10.

* Based on Greenfield and Maximum Infill or Redevelopment Capacity. Medium Growth Future. Current Prices Scenario.
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The long term projected shortfall decreases to only 320 dwellings within the Market Growth Scenario. This
is mainly due to the increased feasipildf development within the existing urban area, with some
increases in feasible, infrastructure served capacity within greenfield areas.

Under the Market Growth Scenario, the Centegborting area is the only area with a sizeable total
projected shortfd (-1,620 dwellings). The feasibility of detached dwellings withitGeéindéral areais the

main contributor to this shortfall. The overall shortfall is smaller than the Current Prices Scenario due to
the reduction in the attached dwellings shortfalhdreturning a minor surplus)his occurs through the
market growth increasing the feasibility and therefore gradual growth in the uptake of higher density
apartment dwellings.

The RER capacity in the Idegn has around 85@,500 apartments within the Centralporting area. This

is at the upper end of the range whicltissideredikely to be reasonable as the apartment market would
require a reasonably large market shift for demand to be accommodaitgd imay. Although Rotorua has

a longterm demand for more attached dwellings, these are much more likely to be in lower density forms,
such as duplexes or terraced housing. The upper end of this RER range (under the Market Growth Scenario)
at 1,500 RERpartments, relies on a market shift within the attached dwelling demand towards
apartments.

While all other reporting areggxcluding Central)ave no sizeable shortfalls in total, @llthese other
areas have projected shortfalls in attached dwellings.

Table9.4 ¢ LongTerm Sufficiency of RER Dwelling CapaBibgorua Urban Environmentarket Growth
Scenario

Potential Future Urban
Dwelling Estate (RER Capa
+ Existing Estate) *

Sufficiency (Potential
Dwellings)

Future Urban Demand (Incl

Reporting Area Latent Demand & Margin)

Detached Attached  Total Detached Attached  Total Detached Attached  Total

Central 6,430 8,880|- 1,660 40 - 1,620
Western 13,150 1,760 990 - 970 20
Eastern 5,670 490 6,160 1,670 - 360 1,320
b3a2y 320 Kn 2,550 , 160 - 200 - 40
Total Urban Environment 27,800 28,970 1,160 - 1,490 - 320
Source: M.E 2021 Rotorua Dwelling Projection Model and M.E Rotorua Capacity Model 2021. Figures rounded to nearest 10.

* Based on Greenfield and Maximum Infill or Redevelopment Capacity. Medium Growth Future. Market Growth Scenario.

1 The assessment has found that there are several factors that are likely to be contributag to t
longterm projected shortfalls. These include:

1 Planning restrictions in relation to the Residential 1 zone that require full sites with a single
dwelling at 450r8. This reduces both plan enabled and feasible capacity (particularly within the
Centralreporting area) as it is less feasible to develop relatively large sites with only one
dwelling. It reduces the ability of the market to deliver a greater number of smaller (attached)
dwellings on smaller sites.

1 The provision of rgenfield land. A large proption of the additional greenfield land that is
identified within the longterm is on leasehold land (which is in the Eastern reporting,area)
which is not projected to be commercially feasible.
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1 The extension of infrastructure networks withi@asible greenfield areas. Some of the
ANBSYTASER fFYyR Ay b32y3A20FKn Aa FSIFaiaoft$S dz
infrastructure suppl identified in the Infrastructure Strategilthough there is only a small
AK2NIOFFE € A yiionalSupplydnthis laranmay ble &b to meet some of the shortfall
occurring within other areas.

9.2.4 Summary of Sufficiency within the Urban Environment

¢CKS adzZFFAOASyOe 2F OFLI OAGE A& adzYYFNRASR o0& f 2
medium, and long term iMable9.5, and displayed graphicallyrigured.1 for the total urban environment.

As well as showing the suffieey of RER capacity (which is constrained by infrastructure limits), the table
also shows the sufficiency assessment using plan enabled and commercially feasible capacity (without
infrastructure constraints). This is important because it shows the levebradd and/or feasible
development opportunity available to the market in the absence of infrastructure constraints, which is a
core aspect of understanding whether there is sufficient zoned development capacity.

Table9.5 ¢ Summary of Sufficienay Plan EnabledCommercially Feasibbnd RERCapacityby Urban
Reporting Area

Long Term Sufficiency (Current Pric  Long Term Sufficiency (Market
Scenario) Growth Scenario)

Short Term Sufficiency Medium Term Sufficiency

Reporting Area

b32y3A2il Kn

5,010 1,390 - 260 4,480 860 700 5,910 530 470 5,910 1,500 1,320
1,270 90 - 1,010 - 170 - 240 2,990 560 - 420 2,990 2,040 - 40
Total Urban Environmet 20,150 3,720 - 1,890 17,470 1,030 - 1,400 20,030 - 720 - 3,630 20,030 11,160 - 320

Plan . Plan . Plan . Plan .
En Commercially RER Enabled Commercially RER Enabled Commercially RER Enabled Commercially RER
9,070

Feasible Feasible Feasible Feasible
4,800 790 - 940 3,780 - 230 - 520 2,940 - 1,040 - 1,310 2,940 640 20

8,190 8,190

Source: M.E 2021 Rotorua Dwelling Projection Model and M.E Rotorua Capacity Model 2021. Figures rounded to nearest 10.
Capacity based on Greenfield and Maximum Infill or Redevelopment Capacity. Medium Growth Future.

The sufficiency assessment has shown tthate are projected shortfalls RERcapacity across all three
time periods. These are laggén the shorterm and in the longerm under the Current Prices Scenario.
However, the projected shortfall decreases to only 320 dwellings in theelomgnder the Market Growth
Scenario.

A 4 A x

Thef F NBESad aK2NIFFEfa | NBE rddBedt@l@ieds B thé @ent@l@rid dehsteln O N2
reporting areasThe Westermeportingarea shortfalls are projected to resolve in the loeign under the

Market Growth Scenario as greater amounts of the plan enabled capacity within the existing urlgn area
projected to becomedasible and thereforavailable to RER capacity.

The shortfalls in RER in Rotorua are due to a combination of the provision of greenfield land (with
infrastructure constraints in the short term), as well as the ability of the existing urban area to
accommodate the remaining required level of growth. [Bitier is largely due to planning restrictions in

the minimum site size requirements, with limited ability (i.e., only within the Residential 2 Zone, which
covers a small area) to deliver attached dwellings at a lower density than apartments (i.e.,sdoplexe
terraced housing). This is a constraint as there is market demand for this already. It is also likely to adversely
affect housing affordability. Currently, the capacity relies on quite a large uptake of apartment dwellings
within Rotorua, which is Iedikely as this market is not well established.
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The middle column within each time periodable9.5 shows that many of the projected shortfalls ad n

occur if demand is instead compared to the commercially feasible capacity. This shows thatethere
feasible development opportunities beyond the RER capacity. However, a significant share of this capacity,
particularly within the shorterm and inNgoy” 3 2 {irk tRerlongterm, occurs in feasible greenfield areas

that do not have modelled infrastructure extensions within the time period.

The infrastructure assessment has shown that infrastructure is not likely to be a constraint at the catchment
level.lt is only a constraint in relation to the timing of geographical extensions to greenfieldvaiiehs
may be something that Council can resolMais is particularly the case in the sherin.

A significant share of the commercially feasible capacitynuibe Central reporting area is also within
apartments. This market is not well established within Rotorua and is therefore unlikely to represent
significant RER capacity development options. This assumption will need to be monitored over time in case
the market shifts faster than estimated.

Figure9.1 - Summary of SufficiengyFull Capacity Assessment vs Denm(amducesExisting Estaje; Total
Urban Environment

Total Urban Dwelling Capacity and Demand - Total Urban Sufficiency (All
Dwelling Types) Long Term Market Growth Scenario
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To test the effect of this, the modellirgnsideredwhat would be required within the existing urban
environment to accommodate the required growth (medium + latent demand + margin) for there to be no
shortfall. In the absence of additional greenfield land supply or relaxation of minimum site size
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requirements, this would require a very high level of apartment uptake, whichrigntly considered
unrealisticin that time period For example, if it were assumed that 7500% of feasible detached
dwellings were taken up (also an unrealistic assumption),ittrewuld require 1,500 to 1,800 apartments
in the shortterm, 1,400 to 1,700 apartments in the meditanm, and 900 to 2,400 apartments in the long

term.
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10 Impact of Planning and Infrastructure

This section builds on the analyses of housing demand asiifisg and sufficiency of
capacity to provide the assessment of hBWQ & LI ' yYyAy 3 RSOA&AAZ2Y
infrastructure is likely to affect the affordability and competitiveness of the local housing
market, as required in clause 3.23 of the NEBUNnderpinning this section is a discussion

2F 0KS O2yOSLIi 2F WO2YLISUAUOAODS! Q¥ RTXOdd
K2dzaAy3a I FF2NRIoOAftAGe@d LG GKSY O2yaARSNA
infrastructure may impact on housirdfordability in the future and competitiveness of

the housing market.

That assessment takes account of the current situation with regard to the pattdRasonfiagrowth and

the evolution of the land and development market over the last two decade®rdfadding the key
influences evident iRotoruaover that period is important to distinguish between the effects of planning
and infrastructure provision by Council and the effects of other influences on housing affordability and
development.

10.1Approach txs3.23

Clause 3.23 is a core requirement of theNPBS® L (i NB |j dzA NB &K 202 dx/ A&tflay yiiRzy 3 i
YR LINRPGAAAZ2Y 2F AYFNI aGNHzOGdzNB +F F¥FSO0Ga GKS | F7F:
Thisanalysi§ ®dYdzad 6S AYTFT2NN¥SR o0& ®d YIN]SG AYyRAOI (2 NA
and housingsupply; and information about household incomes, housing prices, and rents; and price
STFTAOASYO& AYRAOI (i2NBEDE

Prima faciethis is a demanding economic analysis, especially at the local authority level. A key issue is that
affordability and competitivenssare influenced by many factors, local and national, which are outside the
ambit of council planning decisions and infrastructure. Separating the role of different factors in the past
has been extremely difficult at the national level, let alone theidismuncil level.

The assessment for this HBA is necessarily forward lapkihile planning decisions and the provision of
infrastructure have affected market conditions in the past, none of that can be changed now. At issue is
how, from the current slation and moving forward, planning decisions and infrastructure can be expected
to influence affordability into the future.

To minimise the complexity arising from a need to examine the long term outlook for key aspects of the
national economy and eachegional economy, the focus here is on housing affordability and
competitiveness and the influence of planning decisions and infrastrugburtat is only on those matters.
Ideally, all the other key influences on affordability and competitiveness weatleld constant, to be able

to address the question:

G2 KFEdG Aa GKS tA1Ste STFFSOG 2y FFF2NRIOAfAGE |
in and of themselves<
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Otherwise, the impacts of planning and infrastructure will inevitably becoonflated, as other core
influences including interest rates, availability of finance, investment from overseas, migration, labour
supply, materials costs, central government regulations and so on will inevitably have significant influence
on housing pdes.

Much of the analysis required for clause 3.23 is therefore addressed in the assessment of sufficiency of
capacity (refer Sectiat(). As identified in the Randerson Revfetne main impact of planning is through
WNB Idzf | G2 NB & i NJoynawSisigQé Meet nferketl dérBandad dzlchritrained by planning
provisions. The most common paths are first, where there has not been sufficient land area provided for in
appropriate locations and at appropriate timggredominantly through not zoning englu infrastructure

ready land in suitable locations in time for its release and development to provide enough opportunity for
the construction sector to produce housing capacity in time to meet dengaanal$ second, where zoning
provisions for the land aneot sufficiently encompassing to enable the range of dwelling typologies and
sizes which the housing market demands.

If the assessment of sufficiency does show that there is or will be sufficient capacity for housing growth,
including the provision for aitional land for the competitiveness margins, tlagprioriit is to be expected

that the key planning decisioggrovision for sufficient land area serviced by infrastructure, and provision
for a range of dwelling typologies and siz&ill have a largely neutral or net positive impact on housing
affordability aad competitiveness of the land market.

In this regard, one key indicator of the potential effect of planning on affordability is the level of price
increase which is required for there to be sufficient feasible and reasonably expected to be realisgd capac

to meet future housing needs. In conditions where there is sufficient land area provided for, and sufficient
range of dwelling typology and size enabled in the Plan (including the LTP, Infrastructure Strategy and long
term urban growth strategies), thesuch future price increase would indicate the maximum or upper limit

of the effect of planning and infrastructure by itself on future affordability. This approach is appropriate to
help ensure that planning decisions and infrastructure do not matenéaliyce housing affordability and

market competitiveness.

There is also potential for planning decisions and infrastructure to have a positive impact on affordability.
This is predominantly where the Plan provides for dwellings which are relativesfflaight, including

smaller site sizes or land area per dwelling, leading to potentially lower land values per dwelling, and where
dwelling sizes may be smaller and less costly than the average in the current market.

That said, it is important also to noxpect that planning decisions and provision of infrastructure will
necessarilybring material improvement to the established housing affordability and competitiveness
conditions inRotorua That is because the current affordability conditions have arisem & range of
influences, including national and international economic conditions and trends, which are likely to have
had significantly greater impact on housing prices than have planning decisions and infrastructure. While
there is some literature whicadvances the view that planning and regulation have been a principal or
eventhe principal cause of the growth in housing prices waide, and in New Zealand, there is also
substantial research to show the effects of planning have been much lessathdedn promoted,
including in studies relating to the development of the NHEC

90 https://environment.govt.nz/publications/newdirectionsfor-resouce-managemenin-new-zealand/
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Consequently, there is not a requirement to demonstrate Bi&tplanning decisions and infrastructure
provision wilby themselvesiave sufficient influence to offseéidse accumulated effects.

The appropriate focus is to ensure that planning decisions and infrastructure provision going forward are
unlikely to have negative impacts on affordability and competitiveness.

An important aspect is to examine the concept &th/ 2 YLISGA GA GBS t I yR al N} Si
NEFSNNBR (2 Ay NBflIiAz2zy (2 wSaz2da2NOS alyl3asSySyid o
and to consider how planning decisions may have impact on this. That consideration is to helpidentify
suitable evaluation framework (Sectio8.2.3), to show whether negative impacts on affordability and
competitiveness are likely. These matters are considered further also in the supporting Technical Report.

10.2Competitive Land and Development Markets (CULM

10.2.1 NPSUD Provisions

A fundamental part of the NBS5 A & (2 & dzLJLJ2 NEomgetifive lad 2aptiidelkldpaiEntS G 2
market¢ ® ¢ KI G A& aSd 2dzi G 202SOGABS FyR LIt AOe f¢

Objective 2Planning decisions improveusing affordability by supporting competitive land and
development markets.

Policy 1Planning decisions contribute to welhctioning urban environments, which are urban
environments that, as a minimum;

d. support, and limit as much as possible advemsacts on, the competitive operation of land and
development markets;

These aspects underpin the requirements set oglanse3.23 Analysis of housing market and impact of
planning under which:

1. Every HBAwstinclude analysis of how the relevdn2 OF £ | dzi K2 NA (& Qa LI |
provision of infrastructure affects the affordability and competitiveness of the local housing market.

3. The analysimustbe informed by:
a. market indicators, including:
i. indicators of housing affordability, housing demand, and housing supply; and
ii. information about household incomes, housing prices, and rents; and
b. price efficiency indicators.

Objective 2 sits at the highest level and has two main elengghts expectaion that planning decisions
can contribute to improving the affordability of housing, and the related expectation that this will be
0KNRdzZAK adzLIL2NIAY3 fFyR | YyR RS@S(t-BRio&lyigiappéarsNg S G a
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imply that the main apparg route through which planning decisions may improve housing affordability is
by supporting' markets to be competitive.

However, as noted there are many influences on housing affordability, which include but are not limited to
competition within the méddet.

10.2.2 Defining a Competitive Urban Land Market (CULM)

The NP&JD itself does not contain a definition of competitive land markets, nor is there definition in the
documents which support the NPS. However, the review of the Resource Management Act (tr@Rande
Review) does offer a useful definition, as follows:

Defining a competitive urban land market

126. Competitive land markets should not be thought of as a Hésseregulatory approach to urban
areas. In our view, a competitive urban land markea iweHlplanned and wellegulated built
environment:

w 08 WO2YLISGAGABSQs ¢S YSIYy GKSNB Aa FYLXS adz
the result that the price of land is not artificially inflated through scarcity

w 0 &-LIW P FwebnRan that infrastructure and land use provision is aligned and timely provision
of infrastructure avoids unnecessary costs

w 0&NWaABAt 6SRQ ¢S YSIy GKIFIG GKS LRaAGAODS yR
are considered in decisiomaking, and the costs of regulation are minimised and commensurate with

the benefits. Positive effects include economies of agglomeration*, and the benefits of proximity and
access to urban amenities. Negative effects include pollution and effects diustryineffects of
development on heritage and character features, traffic congestion, and infrastructure costs (where
they are not covered by development or user charges).

*This concept of agglomeration relates to the productivity gaiesaiomies of scale, clustering and
network effects.

We haveexaminedcarefully the definition in the Randerson review, and we consider that it offers a sound
basis for this HBA. That definition is adopted here for the assessment.

That Review acknowledgeseigerally how urban economies function, and how council planning may affect
competition within the market, and that this is appropriate where the benefits of doing so are articulated
and exceed the costs. Of particular note, it acknowledges that competititin markets is an important
aspect, but it does not seek to place reliance for urban planning on the operation of competitive markets
aloné”?,

91 The termsupportingh & y 20 RSFAYSRIZ Ff 0K2dzAK Al LINBadzylrote Sldz-iSa oA
2y Qo

92The Randerson Review acknowledges there are gegnehallenges for the NRI around competitive markets, noting (para
134)thath & a Xk RRNB&aasSa (KS&aS A&aadzSa G2 az2yS SEGSyidod Ly 2dz2NJ gASs
direction under our proposed Natural and Builtiénments Act (p354)
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Importantly, it offers a straightforward definition of the term competitvied @ WO2YLISGAGA OS¢
there is ample supply of alternative opportunities for development with the result that the price of land is
y20 FNIATFTAOALI & That mdicates Sl keyl dordiBotizi e nded ¢ RIO X R & ¢ & dzLJL
alternative opportunities for developmeb€ and the key effect to be avoidedt P> i KS LINRA OS 2 F
I NODAFAOALEE @ AYyFElFGSR GKNRBdAZAK aOlF NOAGE d¢

¢CKS wWSOASs ta2 2FFSNE FdARIYOS 2y K2g O2dzy OAt &0
effect on housing and land prices, whic A (i A R @gUiatarFskrifgéneylda &

as5FGF FTYR Fylfteéeara 2F fFyR LINAROS& OFy oS dzaSR
the type of development that is occurring. This is sometimes referred to in urban economics as regulatory
striy 3Sy?08 d¢
While somewhat simplified, since it can be difficult to separate out the effects of regulatory stringency from
other effects on supply and development, that approach offers a useful and practical basis for meeting the
requirements of clause 3. It allows focus on the extent to which regulations affect the type and scale of

housing development, and land prices are seen as an indication of this. And it helps place attention on local
(district level) conditions within the control (or potenti#luence) of the Council in the first instance.

Importantly, the definition in the Randerson Review is consistent with the Cabinet Minute on Objectives
for the housing markétg KA OK O2y FANY (GKS 3F20SNYYSyidiQa 2 FSNI NJ
include to:
dndo / NBIFGS | K2dzaAy3a FyR daNBFYy fFyR YIFNJ]Si
changing house preferences, that is competitive and affordable for renters, and homeowners, and is
well planned and weNB 3 dzf | § SR €

These documents imge a more nuanced view of competitive land markets than has been evident in
earlier reports such as thgignals of Under Capacigport which was very influential in the evolution of
the NPSJDC and indicated a closer adherence to perfectly competitiviectsa

A key feature of the definitions in both the Randerson Review and the Cabinet Minute is the expectation
of wellplanned and weltegulated marketsyithin whichthe competitive aspects of land markets would
function.

10.2.3 Framework for Assessing Compe&itMarkets
Drawing from the above guidance, we may identify the two main arms of the CULM requirement:

1. TANRGY OGKNOX SKENBIIA E @PDlF  G§SNY I GAaddS 2 LILI2 NI dzy A i
2. second, thatx.the price of land is not artificially inflatddk N2 dz3 K & OF NOA (1 & ®¢

93 Randerson Report, para 130, p353.
94 CAB21-MIN-0045
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The first arm is informed by the assessment of sufficiency, to show whether there is adequate feasible
capacity for future growth with the substantial margins which are built in as the Competitiveness Margin
(which increases the estated demand) and the RER concept (which reduced the estimated supply).

The second arm can be informed by both sufficiency and the degree of choice in the market. If the
assessment shows there is sufficient capacity, and it further demonstrates that tiseesutapacity

includes a range of choices as to location and to dwelling type and to dwelling value, then it may be
O2y Of dzZRSR GKI & GKS LIN®&rtiSally2irfflatetl thnugh staiicitydzg K A DR O f :
attributed to planning decisionar infrastructure. In this, it is important to consider the effects of the
Competitiveness Margin which builds inge2r margin in the medium term (20% of 10 years) and a 3 year
margin in the long term (15% of the final 20 year period); and the RERVRICh in most instances adds

a buffer of at least those margins again. Taking account of the time lag between identifying land for
urbanisation, and having it serviced and development ready, demonstration of sufficiency is taken here to
show that the pice of land will not bé @ ®F NI A FAOALF €& Ay FElFiSR (KNRdAAK

We note that there are potentially other conditions which may contribute to scarcity which lie outside
matters which Council can influengefor example, constraints in construction capaor labour, or
flIYR26YSNBRQ 2NJ RSOSt2LISNEQ RSOA&aA2ya 2y YR NBf

It is also important to note that competitive conditions vary through time, as the urban economy develops,
and some opportunities become fully taken up and others emerge (especially more land for development).
At the same time, the level of active demanrdoavaries through time as new households arrive as
incremental growth, their demands for housing arising and being met progressively. Moreover, the housing
market includes existing and new dwellings, with already resident households and new arrivgls havin
choice across both aspects.

On that basis, the assessment here is informed primarily by those two arms identified in the Randerson
definition.

10.3Impact of Planning and Infrastructure on Future Housing
Affordability

In this section, the assessment drawgdtiher the analysis set out in previous sections covering the current
and projected values of residential properties and dwelling tenure patterns, and dwelling feasibility, and
adds in the other major influence on housing affordabditthe possible futug trends in household
AyO2YSad LY O2YO0AYlFGA2yI (KS&S FalLlsSoda oAttt AyTft
medium, and long term iRotorua This provides insight on the sufficiency of RER capacity by price band
to meet the demanaf resident norowner households in the short, medium, and long term and helps
determine the impact of council planning and infrastructure on housing affordability as required in clause
3.23 of the NPSID.

10.3.1 Approach

As identified in Section w2 (i 2 sxtectedfuture dwelling estate is estimated from the current estate,
and the estimated additional dwellings required to accommodate the net increase in households in the
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district. It also takes account of the apparesmistingshortfall in dwelling susly, estimated at 1,500
dwellings for this assessmeifitie focus is on the number of dwellings likely to be developed in each value
band, as a key indicator of the opportunity for ramaner households to become owner hetslds.

Estimating the affordability of housing is relatively straightforveara calculationn terms of the using
information on what households can afford to pay to compile deposits and meet mortgage commitments.
From that, it is not difficult to callate the price/value of dwelling which a ronwner household in each

income band can afford to purchasassuming that these households have access to finance. This method

is relatively robust, in that it reflects very closely the process winistthouseholds go through to secure
finance from a bank or other financial institution in order to purchase a dwelliagproless is replicated

all over the country each year as households purchase their first dwelling or seek to purchase a higher value
dwelling. The financing perspective focuses on the tletimcome ratio (rather than the dwelling price to
AyO2YS NIXdAz20 FyR GKS fSyYyRSNDa O2YFT2NU la G2 GK
rely.

The more challenging aspects of this asseassmate to the key assumptions which must be made to
inform the modelling, particularly the likely rate of increase (or decrease) in household incomes over time,
as well as the future changes in the values of dwellings in the existing estate, and tiveetiengs whose
prices/values are subject to trends in land value and construction costs.

Household Incomes

A key influence on future affordability is the likely real growth in household income levels. This presents
some challenge, because household imes are not influenced strongly by council planning or the
provision of infrastructure. However, it is important to allow for some change in household incomes
because the strongest influence on affordability arises from the combined effects of housngywis

and income levels. Simply, where household incomes rise faster than housing prices, then affordability
improves. Where incomes lag behind housing price rises, then affordability declines. Moreover, planning
decisions affect mainly the prices ofwnbousing since the direct path is through providing for sufficient
land and the plan provisions which affect the cost of the housing itself.

The base position for the assessment is R@abruahousehold incomes will change in line with anticipated
real growth at the national level, and with the regional effect identified from SNZ time series. Over the
period since 2000, incomes in tBay of Plentyegion have increased [&y2% per annum in real terms,
which is faster than the New Zealand pattern (1.&¥@pnum).

The latest Treasury HYEFUJune 2021) indicates an increase in real consumption per capita of 1.5% per
annum in the period to 2025. Allowing for longer term income growth of that order of magnitude at the
national level, the base case projeatifor the affordability assessment is for income growth &¥lper
annum compounding.

9 Half Year Economics and Fiscal Update.
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Housing Costs

The projected increase in the cost of new dwellings is based on feasibility analysis and sufficiency
assessment, according to the increase in prices rkdde enough development to be feasible, and
expected to be realised, to meet housing demand into the long term.

However, the assessment above (Section 9) shows thatithendikely tde sufficient feasible capacity in
w2 (i 2 Niah éndironmentThisis because there isot sufficient RER capacity provided féthilenew
dwelling development is commercially feasible at current cost levels and currenf greessessment
showsthere is unlikely to be enough capacity for dwelliiogsippropriate typs)to meet growth in housing
demand, including to offset the current shortfall in dwelling supply.

Part of the issue is an anticipated shortfall in infrastructure capacity to enable sufficient additional
dwellings. Another important aspect is the provisiin the Plan which currently limit the opportunity to
develop more than one dwelling on a lot, when there is likely to be substantial demand for duplex and
terrace house style dwellings going forward.

There is clear evidence of growth in houginges in the last-3 years especiallyith population and
household growth estimates indicating a clear shortfall between demand for housing (in terms of dwelling
numbers) and the numbers of new dwellings being consented.

On that basis, planning prowss and infrastructure are shownhave placedipward pressure on housing
prices, including through land prices for new dwellings. We have not sought to model the relationship,
including because the recent price growth has occurred over a relativelytsherperiod, and has
coincided with price increases throughout New Zeatawith consequent difficulty in distinguishing local
impacts from national effects.

10.3.2 Implications for Affordability

This circumstance wherenly a portion ofadditional RER capacits feasible without price increase,
indicates that planning and the provision of infrastructisrékely tohave a negative impact on housing
affordability inRotorua until there is sufficient capacity to mean there is no supply capacity constraint
impacting on housing prices.

This means that on the basis of planning and infrastructure alone, housing affordability may be expected
to decline in Rotorua. This is because housing land and other costs are likely to be pushed up by supply
constraints, even tugh household incomes are expected to continue to grow in line with income trends

at the national level, and the increasing size of the Rotorua, including any associated increase in
employment opportunities.

Over time, without planning and infrastructuresponse, housing affordability in Rotorua would decline.
This is portrayed in Figure 10.1, where the affordability curve is shown to move progressively to the right,
indicating reducing affordability, as household income growth does not keep pac@usthdcosts.

Table 10.1 shows the indicated shortfall in housing by dwelling value band into the short, medium, and long
terms for the total district. In the table, a shortfall is indicated where the number ebwarr resident
households who could afidto own a dwelling in that value band is greater than the number of dwellings
expected in the same value band. For example, there are an estimated 770 households who would be able
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to afford (if they were nomwners) a dwelling in the $80,000 value bandf there were sufficient
dwellings in 2020 (but there are not). In the higher value bands, the model indicates there are more
dwellings in Rotorua than the resident rowner population demands and could pay for.

Note that the analysis is based on prigelcdwelling numbers in each period. These do not include a margin

of additional dwellings. The Competitiveness Margin applies an additional 20% and 15% to projected
demand for housing, and this is translated to feasible capacity and RER on the béeisl tvauld be
available for the extra dwellings, and if there was demand then the dwellings could be feasibly built.

Figurel0.1 ¢ Total District Resident Housing Affordability Trends 2080 ¢ Medium Grovth Future-
Planning and Infrastructure Cost Only
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b2GSY ¢KS [02@S 3ANI LK 2yfe AyOfdzRSa L FYyyAy3a | YR
including growth in the economy, costs of labour and construction materials, migratestment from
overseas, consumer confidence, and availability of finance which also affect housing prices (refer Figure
10.2 and discussed below).

However, the comparison here examines projected demand for housing on the basis that each additional
resident household would demand one dwelling. While the Competitiveness Margin is assumed to be in
place as potentially available land to help keep dowmtice of housing, the demand projections assume
that the projected increase in households is the actual increase, and it is not assumed that additional
dwellings would be constructed for the notional 15% or 20% additional households.

The value bands wth show a shortfall do not indicate that households are homeless. Rather, it shows that
for the Rotoruadwelling estate, those households for which there are not sufficient dwellings that they
could afford are (predominantly) in private rental accommodaiio socialpublic housing) A significant
number of households are neawners, primarilyin rental accommodation (arouritD,700households
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currently,37% of total district resident houses) aathoderatenumber ofdwellings owned by absentee
owners (as tliday dwellingsr short term accommodatign

Table 10.1 indicates that there are current shortfalls of dwellings in price bands lesé0@0&to meet

the demands of nowwner resident households. This equates to a gross shortfa]660 dwellingsin

those price bands relative to a gross surplug,060dwellings in price bands greater than or equal to
$400,000Q This indicates a net deficit bproximatelyl,500 dwellings, which corresponds to therent
shortfall estimated by MHU&dopted for his HBA Thenet shortfall is similar o the long term, on the

basis that the current indicated shortfall remains. Note that this analysis focuses on shifts in affordability
and does not take account of estimated shortfall in supply due to capacityaioiss

Tablel0.1 ¢ Indicated Total District Resident Housing Shortfall by ValuecBdadning and Infrastructure
Cost Only

Dwelling Value

202 202 2 2
Band ($000) 020] 023 030 05#

$0-99 - 1530 - 2,660- 2,800- 2,790
$100-199 - 1,610 - 1,190 - 1,150 - 2,880
$200-299 - 300 - 620 - 440 - 1,020
$300-399 - 110 - 160 - 240 - 650
$400-499 10 10 - 50 - 480
$500-599 30 30 40 - 250
$600-699 560 900 80 - 130
$700-799 480 630 230 100
$800-899 320 580 890 970
$900-999 190 390 690 760
$1000-1099 130 190 510 890
$1100-1199 100 100 200 960
$1200-1299 60 70 90 780
$1300-1399 50 80 100 770
$1400-1499 50 50 50 240
$1500-1599 30 40 50 260
$1600-1699 10 40 60 110
$1700-1799 10 30 30 50
$1800-1899 10 10 40 80
$1900-1999 10 10 30 80
$2000-2199 - 10 20 110
$2200-2399 10 10 10 40
$2400+ - - 10 70
Net Outcome - 1480 - 1430- 1520 - 1,510
Shortfall - 3550 - 4,630- 4,680- 8,200
Surplus 2,060 3,180 3,130 6,270

Note: Includes 2020 estimated shortfall
Source: ME Housing Demand Model 2021

As noted, the shortfalls relate to dwelling ownership. Most households utwabliéord to purchase a
dwelling will rent a dwelling to live (or seek government assistance to do. 3dj)e projected numbers
show usually resident householdshe district, on the basis that all households are in a dwelling, whether
as owneroccupiers or tenants (renters). The key implication of the table is that the dwelling shortfall shows
progressivehange and increaséaster thanresident populatiorgrowth over time.
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This indicates that with growth in household incomes, and likely upward presuiieasattributable to
planning and infrastructure, that would contribute to a worsening of housing affordability in Rotorua. Note
also that the assessmentlages to Rotorua District resident households only, it excludegesdent
households.

10.3.3 Future Outcome with Housing Price Growth

Nevertheless, it is important to place this indication in perspedtigere 10.1 and Table 1@fhove show

the indicated chage where the only two influences on housing affordability are income growth, and the
effects of planning and infrastructure (i.e., RER capacity). That is important, as it indicates that the Rotorua
plan context is likely to contribute to a decline iefability.

Moreover,when the other influences on housing prices and affordability are taken into account, the future
outcome would likely beomewhat worse Over time, it is to be expected thHAbtoruahousing pricewill
continue to increase for amge of other reasons, including from growth in R&oruaeconomy, growth

in population, growth in employment opportunity, changes in interest rates and the availability of finance,
and in rising construction materials costs (something that local stalezhah the residential development
sector have identified). Commonly, urban land values increase at least in line with the growth of the
economy.

Figurel0.2 ¢ Total District Resident Housing Affordabilitgnds 2022050¢ Allowance forFaster Land
PriceGrowth
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Accordingly, over time unless household incomes in Rotorua increase at a faster rate than the price of
housing then housing affordability for rowner households in the district can be expectedécline over
the long term. The outcome depicted in Figure 10.2 indicates a future where land prices rise faster in
Rotorua as a result of supply constraintedelledat 36% per annum compouimt, compared with 2.9%
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per annum in theBaseCas€® (a price change faster than the growth in real inconmBsjs scenario can
arise from higher price growth and/or higher demand for housimgth would act to increase the shortfall
over time.

The indicatedhortfall in affordable housing by dwelling value band over time is shown in Table 10.2 and
Figure 10.3 for the total district. Tliference from the previous table is clear,hasising prices would
grow faster than household incomesdthe indicatedshortfall in each value band would increase.

Tablel0.2 ¢ Indicated Total District Resident Housing Shogfallowance forFaster Land Price Growth

Dwelling Value 2020 2023 2030 2050

Band ($000)

$0-99 - 1530- 2660 - 2880- 3,330
$100-199 - 1610 - 1,210 - 1,220 - 3,420
$200-299 - 300 - 630 - 410 - 1,220
$300-399 - 110 - 170 - 260 - 840
$400-499 10 - - 40 - 590
$500-599 30 30 20 = 280
$600-699 560 850 90 - 190
$700-799 480 610 STONS 90
$800-899 320 510 650 1,450
$900-999 190 360 660 1,140
$1000-1099 130 180 420 870
$1100-1199 100 130 260 760
$1200-1299 60 110 190 840
$1300-1399 50 90 120 530
$1400-1499 50 60 90 610
$1500-1599 30 70 110 440
$1600-1699 10 50 80 350
$1700-1799 10 30 80 230
$1800-1899 10 20 60 110
$1900-1999 10 10 30 180
$2000-2199 - 20 30 110
$2200-2399 10 10 10 140
$2400+ - - 10 100
Net Outcome - 1480 - 1,510 - 1,570 - 1,550
Shortfall - 3550- 4,670- 4,810 - 9,960
Surplus 2,060 3,140 3,220 7,860

Note: Includes 2020 estimated shortfall
Source: ME Housing Demand Model 2021

96 3.6% is slightly higher than the Higtenario inTable 3.1Go account forthe compounding effect of a shortfall of capacity in
Rotorua
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Figurel0.3 - Indicated Total District Resident Housing Shogfallowance forFaster Land Price Growth
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The urban dwelling sufficiency by price band results for resident households in Table 10.2 is further detailed
in Figure 10.4 to Figure 10.7 for the current situation and the short, medium and longgeatively.

The graphs relate to the total digtriand include demand (lines) for resident houses and total dwellings
(inclusive of the competitiveness margin). These include the estimated current shortfall, which for
assessment we have assumed is weighted heavily (80%) to the under $400,000 valuehedrals show

the existing dwelling estate (supply) by price band and how this is projected to change over time, together
with new dwellings that are RER and assumed to be built to meet district household growth in each period.
Any remaining RER (surplust required to meet that demand is assumed to be not built. Supply and
potential supply are distributed by price band based on recent and expected supply trends, and value
changes over time. The graphs show that the price band profile of expected $upply does not
necessarily match the price band profile of expected future demand (based on what would be affordable
for resident first time buyers). Hence where the indicated capacity bars (built dwellings) are below the
Wi AYySaQ 2F RStyashdtal ofidwelings & ca b affdrded in each time period.

In 2020, the shortfall of dwellings affordable for rawner resident households is estimated3g550
dwellings. These lie within price bands of less than (and includ@pP®$O0 incurrent (2020) prices. While

there is some RER (feasible and infrastructure ready) capacity in these lower price bands, it has not been
delivered by the development market. For those-namer households that can afford dwellings in higher

price bands,Here is a surplus of dwellings potentially available in the market (estimated above in Table
10.2 ataround 2,06@wellings over and above demand) (Figure 10.4).
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Figurel0.4 ¢ Current (2020) Shortfall of @Hings Affordable to Resident N@wner Households Total
District
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Figure10.5 ¢ Short Term (2023) Shortfall of Dwellings Affordable to ResiderOMmer Householdg
Total DistrictAllowance for &ster Land Price Growth
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By 2023, the shortfall of affordable dwellings for foewmer resident households increages4,670 for
dwellings priced up and including®),000 (Table 10.2 and Figure 10.5). Again, while there is RER capacity
estimated in these price bands, not all of it is expected to be delivered, with some supply instead targeted
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at dwellings in higher price bands (itegher than norowner residents could afford in 2023 but potentially
affordable for existing homeowners (not graphed) and for holiday home/investor defhand).

In the medium term (to 2030), the shortfall increate4,810 alsofor dwellingsincluding somericed up

to and including $00,000 (Table 10.2 and Figure 10.6). This is despigmificant sharef expected new
supply being built in price bands more affordable to-oamer resident households. There is, however,
very little RER pacity in the lowest price bands, and the small amount that is not expected to be delivered
would not be sufficient to offset the expected shortfall of affordable dwellings in any case.

Figurel0.6 ¢ MediumTerm (2030) Shortfall of Dwellings Affordable to ResidentOVamer Households
Total District Allowance for &ster Land Price Growth
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By 2050, the shortfall is larger (in keeping with growth in demand) and equates to an estimated shortfall of

9,960 dwellingswhich would be affordablér non-owner resident householdd he indicated shortfall is

mainly in the lower value bands but includgéertfalls of dwellings priceaver $500,00¢Table 10.2 and

Figure 10.7). The matsignificant shortfallsas expcted,fall into the price bands less thad(®,000. The

effect of the increasing value of the existing estate is clear in the long term. Positively, the new estate

expected to be buikhows higher incidence fimice bands more affordable to many nrowner residents,

but again, there is insufficient RER in the lowest price bands (even if all was delivered) to cater for projected
future demand.

97The demand accounts for all district resident and total dwellings, but shows demand basetrara dwelling, and that cost

of owning is based on first home buyers across all income brackets. The graphs therefore represent the maximum / vaprst case g
between demand and supply and do not represent what is affordable to second home buyers, investors or what is affordable to
rent.
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Figurel0.7 ¢ Long Term (2050) Shortfall of Dwellings Affordable to ResiderONaer Householdg
Total District Allowance for &ster Land Price Growth
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10.3.4 Affordability for Owner Households

It is also relevant to consider housing affordability for owner househditisugh the focus of affordability
assessment is firmly on nawners, owner households have a significant role in the housing market, and
in the furtherdevelopment of the dwelling estate.

This is because households which do own a dwelling are ggrdralito afford that dwelling and, in many

cases, could afford a higher value dwelling. A key reason is that with housing price rises, the value uplift
accrues to the dwelling owner. With price inflation acting to increase their equity, many curremglwell
owners are in a position where they could afford to shift to a more valuable dwelling. That includes new
dwellings. Since new dwellings are generally more expensive than existing dwellingsfon-kkikipasis,
upgrades by existing owners are arpartant driver of new housing. This is supported by the survey of
f20Ft NBaARSYy(GAlIf RSOSt2LISNEEI gKSNBE Y2NB NBaLRy
O2YY2ykilNASGSR 0d22SNE YR FTSESNI NIy lAyH OneT A NAI
consequence of housing price growth is the greater incentive for developers and builders to add to the
estate, at the same time as there is greater ability for existing owners to be able to afford those new
dwellings.

98 Refer Section 9 of the supporting Technical Report for survey findings.
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10.4Impact of Planning and Inftascture on Competitiveness
in the Housing Market

In this section, we draw on the analysis above and the framework defined, to present findings about the
impacts of planning and infrastructure on competitiveness irRtb@&ousing market.

As identified abee (section 10.2.3) we have drawn on the Randerson guidance to identify the two arms of
assessment of competitive urban land markets.

¢KS FANRG | NY3I YAst Si ASINILE S NeSF A-af GoSaNgyY | (i Asdrform2d JLJ2 NIi
by the suffieincy assessment (Section 9). That shRawrua District does ndtave adequate feasible
capacity, with the Competitiveness Margin and the RER included. On that basis, we conclude the first arm
isnot satisfied.

The second arm is the evidence tosiowuK S LINA OS 2F fFyR A& y2i Th&Jl A FA
analysis detailed above shows thaRiotorua there is nasufficient capacitywWhile there is capacity in a

range of locations, offering sonsloices as to location and to dwelling type to dwelling valueat the

aggregate level the assessment indicates that the Rotwusing market is likely to see the price of land
artificially inflated through scarcity which & least in partattributable to council planning and
infrastructure. On that basis, we conclude that the second amoisatisfied.

10.50ther Effects on th&otoruaMarket

It is also important to consider the wider market conditions which are likely to have impacted on prices and
competitiveness iRotoruaand will likelycontinue to do so. For this, we have examined the competitive
situation in other parts of the housing sector, including the land development and housing construction
industry where opportunity may have been affected by regulatory stringency; and the phegato
patterns evident in housing construction, which may indicate the opportunity to develop a range of
dwelling typologies and dwelling sizes and dwelling values. Itis also relevant to consider the overall volumes
of dwelling sales in the district, givéhat new dwellings are one component of the market, a significant
number of sales are of existing rather than new dwellings, and purchasers have the option to draw from
either part of the market.

10.5.1 Residential Development Sector

TheRotorua esidential construction sector is substanflalfle10.3). There are somg79entities engaged

in construction, witl2,017 persons engaged (MECSs). ésidential construction specifically there 229

entities 681persons), in land development and subdividi6Bentities @10persons) and in other housing
construction and finishing sonm@87 entities (1026 persons). The table shows the sector has been
substantial throughout the last two decades at least, and the large number of entities indicates a highly
competitive sector in the district.

This is especially the case because the average business size is small, which suggests that there has bee
extensve choice among providers of construction services.
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Tablel0.3 ¢ Residential Construction Seci®otorua District @01-2020

Entities (Geos) Employment

2001 2010 2020 2001 2010 2020

Water & Waste & Drainage 6 6 4 76 50 15
Waste Collection 3 3 16 20 27 25
Waste treatment 8 14 14 28 81 72
Residential building construction 147 192 229 279 396 581
Other Building 21 26 26 153 111 85
Roading & Civil 32 29 45 290 446 641
Land Development & Subdivision & Preparation 42 a7 71 78 149 183
Concreting & Bricklaying & Roofing & Steelwork 45 41 57 134 109 149
Plumbing & Electrical & AirCon & Fire & Other 151 173 193 524 609 595
Plaster Carpentry Paint Tiling Glazing 117 100 138 282 291 283
Landscape and Other 38 52 92 77 119 227
Construction Total 593 660 849 1,816 2,229 2,743
Construction & Utilities 610 683 883 1,940 2,387 2,855
Residential construction 147 192 229 279 396 581
Land Development and Subdivision 80 99 163 155 268 410
Other Housing Construction and Finishing 313 314 387 940 1,009 1,026
Mainstream Housing and Development 540 605 779 1,374 1,673 2,017

Source: SNZ Business Frame 2021

Based on information collected in the survey of residential construction stakeholders, many of the

market
players are developers that have broader operations across the wider mid north island area, with a small
portion of their activity within Rotorua.

Development activities in Rotorua were often small scale, with some survey respondents deliveliing less

than 10 lots/dwelling per annum on average, and some moderately sized operations in Rotorua d
between 20 and 50 on average per annum. A smalegtelivered 50 or more lots/dwellings on avera
per annum in Rotorua.

The stakeholder survey results showed that no respondents were land developers only. It is not

this is representative of the current sector in Rotorua or not (it may beudt i&f the sample who wer
sent the survey invite (although Council identified as many contacts as they were aware of), or sim
that chose to respond). The Wharenui Road Development Area is a large greenfield re
development that got undevay recently in the Eastern Reporting area, and it is understood th3
landowner (Ngati Whakaue) is just doing the land development aspect and early stages are being
to group home builders.

It is noted that in other districts where greenfieldvelopment is a key focus for residential growth (s
as in Queenstown), and the areas where greenfield development is enabled are large in scale,
more likely to find stakeholders that viably operate as just the land developer. In Rotersaniby!
respondents were both land developer and dwelling construction companies, which may reflect the
scale of greenfield development to date, or were just building companies. By far the majority off

elivering
1ge

certain if

a)

-

ply those
sidential
t the
marketed

uch
that it is

smaller
survey

respondents were consultants in the igeEntial construction sector (58%).

10.5.2 Housing Price Trends

Housing prices are a critical aspect of affordability. The analyRstafuahousing prices (Section 3.2)

identifies how the trends in the district adhered quite closely to the national pattaelmsit with a
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significant lag after 2012 before a catchup from 201t indicateRotoruapricesduring most othe last
two decades have been driven primarily by natidena! influences

That said, the most recent shifts have seen Rotorua prices rising faster than the national trend, and at the
same time the number of new dwellings consented has lagjgadicanthbehind household growth since

at least 2016 (see 10.5.5 below). That iat#is local upward pressure on housing prices, as supply is
currently lagging behind demand growth.

10.5.3 Rent Price Trends

Rotoruarent trends have been examined in Section 4.1.2. The rental sector is substdRtitdrua. The

usually resident households @y longer term accommodatidiace some competition frorholiday

visitors seeking shorter term tenancies, antio are generally able to afford higher rentals as a
consequenceThe incidence of holiday dwellings is higher than average in Rotorua, althahghong

GSNY GKS OAalGeQa ¢Sttt SadloftAaKSR O2YYSNODAFE | 002
the visitor demand.

Rotoruarental rateswere consistentlylower than the New Zealand averagkroughout the period from
2000 to 2019, ad only recently have they approached the national average rentals.

Given that Rotorua is an established regional city, we would expect mean rental levels to remain somewhat
below the national average. The recent increase in rentals is very likely tel#edncrease in housing

prices, most especially the recent pattern of new dwellings lagging behind the increase in resident
households, indicating a supply shortfall.

10.5.4 New Consents and Construction Activity

The consent and new dwelling data for the pasyears (at least) shows that thotoruahousing
constructionsector is delivering a range of values and typologies and has a value range which is quite close
to the New Zealand pattern (as detailed in Section 3.3). That diversity and range over asdepésind
indicates that conditions agenerallycompetitive, with the market able to serve a range of housing needs.
The range of values and dwelling typologies is evident in every year, indicating that construction in each
point of the market continuet® be viable.

Importantly, there is no clear concentration of new dwellings into the middle and higher value bands, and
away from the lower bands. One feature of new housing markets where supply is constrained is for land
prices to rise and the construati sector focuses on delivering on higher value dwellings, to justify the
higher land prices and maximise return for the consequently highéf.cost

99 Such a pattern was evident in the Auckland mtarkéhe years leading up to the GFC, when high consumer confidence and easy
access to finance combined to push property values significantly higher. When revaluations occurred, the value uplift was
attributed predominantly to the land, dsr the great mgority of propertiesthe dwelling (improvement value) had not changed

since thepreviousvaluation. Significantly higher land values, combined with high incidence of single house zoning, saw the house
construction sector focus heavily on larger, more egpemnew dwellings orderto makecontracts ofand plus dwelling packages

viable The number of small and medium sized new dwellings fell away dramatically after 2005. Even though the housing price
inflation in Auckland was slower than for every otlegion in that period, the land values as a share of total value were already
relatively high, a consequence of the greater value of lots in a large urban mafikehthe Unitary Plan became operative in
2016,its more permissive provisions enablh wide range of dwelling sizes and valuEbat saw a substantial increase in smaller
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However, the increasing margin between household growth and new dwelling consents, together with the
uplifts in housing prices and in rental levels at the same time, points to a shortfall in Supg#ythe new

supply has been predominantly detached dwellings, that indicates a relative shortfall in attached dwellings,
with Rotorua lagging behind the natiosaift in this trend and reflecting the limited opportunity for more
intensive housing development in the Plan provisions.

10.5.5 Household Growth, Housing Growth, and Prices

A further key indicator is the relationship between household growth and the chartgmssing capacity

over time. This helps inform the second arm of the competitiveness question, as to whether there is
SOARSYOS 2F O2yaidaNIAyda Ay GKS & dzibkelprze ofland lieing/ R Iy
artificially inflated£ ¢ K Ser yfddWellings built is relevant, since construction depends on the
availability of land.

Figurel0.8 shows the pattern of dwelling consents issued each year, and the indicated additional resident
households in the district, over the 20R020 period. Whilenew dwelling consents numbers were well

ahead of household growth in the 208010 period, since #n household growth has outstripped the

supply of new dwellings (new consents). This has been particularly the case since 2015, when household
numbers began to increase significantly. Over the past 6 years, there has been an increase of some 2,300
househatis, while new dwelling consents have totalled just under 900. Curtetdhconsentare lagging

the growth in resident households.

Figurel0.8 ¢ RotoruaHousehold Growth and New Dwelling Consents by 79@@2020
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The graph also showitise limiteddiversity in dwelling typology over the perjodth detached dwellings
accounting for well over 80% of new growth.

and lower value dwellings, generally additional to the existing trends in medium and large sized dwellings. It alsd@osbef a per
stability in Auckland housing prices.
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The pattern of annual household growth, dwelling growth and housing price inflation is shéigarin
10.9. This graph draws together information oruemg demand vs housing supply, and the changes in

prices. The period 2000 to 2008 shows the lead up to the GFC, and the increase in Rotesiaand

nationally (discussed in Section 3.Bhe number of consents wathen well ahead othe growth in

households, indicating that housing supply kept well ahead of population change.

In the period to 2012, consent numbers dropped substantially, and at the same time there was negative
growth in housing prices. This pattern is expected, as consenting anddaitivity is closely influenced

by housing prices (rising prices generally stimulate increases in supply).

However, since the GFC Rotoroasent numbersave lagged behindousehold growth. In the period to
2014, the difference was relatively smalhcasome of the shortfall may have been picked up by previously

consented dwellings beimmpnstructed

However, from 2015 onwards, the shortfall has been quite clear. As noted, this period has seen significant
growth in housing prices. Since 2015, Rotomizep increased by around 90% in nominal terms, and 79%

in real terms, well ahead of the New Zealand average (42% nominal, 33% real).

Figurel0.9 ¢ Rotorua DistricHousehold Growth, Consents and Price ChangesZI®D
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The patterns are as would be expected in the conditions:

a. Thechangesiw 2 I 2 NHzl hdusging pribek lGne feénained fairly close to the national patterns,
indicating that nationalevel influerces have been the main driver of price growth (see also Figure

3.4).
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b. The supply responswith the slowdown in consent numberacross the 20093 period is
consistent with the downturn following the GFC, where consent numbers throughout New Zealand
remaired subdued.

c. After 2012, Rotoru&ousing priceslid not follow the national uplift. However, in 2016 and 2017
there were substantial price increases, ahead of the national trend. At the same time, there was
quite strong growth in household numbers, a cleangt matched by the number of new dwelling
consents, and additional housing supply.

d. Since 2016, househatimbersgrew by an estimated 2,080. However, over the same period, there
have been only 798 dwellings consented, which shows a substantial sheotfalie last 2 years,
GKFG AYRAOFGSR akK2NIFIif KIFId AYONBFraSRI YR w
201819 and 20120.

e. This pattern is consistent with the anecdotal evidence and consultation among developers of
supply constraintt Rotorua, directly affecting price levels.

10.5.6 Housing Market Sales Activity

TheRotoruahousing market shows substantial activity. The Ministry of Housing and Urban Development
0dal !'5¢60 | 2dzaAy3a al N)] Sl 0805a dweling Mirenp beladksold peNR A Y
quarter, equating to a rate of arourdid8-2.0% r annum (dwellings sold per 100 dwellingkg trend in

Rotorua follows generally that for Waikday of Plenty, however the rates are substantially below those

seen in Hamilton and Taumga, and well below the most recent peak of 3% in 2017.

This indicates reasonable level @ompetition in the housing market between owners offering existing
dwellings, and the construction sector offering new dwellings to the market.

10.6Price Efficiencywticators

Finally, we consider the Price Efficiency indicators on the MHUD Dashboard, which is a requirement of
clause 3.23(3)(b). The Dashboard offers three price efficiency indicators relevant to housing assessment
(housing price cost ratio, ruratbandifferential, and land concentration control).

10.6.1 Price Cost Ratio

(o))

The first indicator is the Price Cost R&lo at / wé 0 ® ¢ KA & Aa Of2asSte fAy]
(discussed already in Section 3.4.1). The rationale for the PCR is thatdarghwald represent no more

than 33”3 % of total property value, which would produce a PCR of 1.50 (simply, PCR\WAY(L If a
market has an average PCR of more than 1.50, then it is deemed according to the Dashboard to be not
performing efficientlyA PCR above this 1.5 threshold indicatee ®A (0 | LILISI NB G KSNB | N
supply of infrastructurserviced sections relative to demédrglyenerally interpreted as showing a planning
constraint.

100 National Policy Statement on Urban Development Capaéirice efficiency indicators technical report: Pgdost ratios

(hud.govt.nz)
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https://www.hud.govt.nz/assets/Urban-Development/NPS-UDC/595209f7f3/National-Policy-Statement-on-Urban-Development-Capacity-Price-efficiency-indicators-technical-report-Price-cost-ratios.pdf
https://www.hud.govt.nz/assets/Urban-Development/NPS-UDC/595209f7f3/National-Policy-Statement-on-Urban-Development-Capacity-Price-efficiency-indicators-technical-report-Price-cost-ratios.pdf

The PCR fdRotoruain 2021 is 1.82, up from 1.25 in 2018, and its low of 0.97 in 28tdording to the
NPSUD guidance, this would indicate a suggagstraintof new sections.

However, thePCR has significant limitations as an overall indicator of urban m&rkete key issue is
the selection of 3% %as some ideal or nornAlso,as a measure of just the land value to total value
relationship, its main utility is to assess new houdmghow the relative contributions of land and built
improvements to the property estatéhat indicates whether the latest additions are more or less intensive
(lower land value share) than for new developments in previous periods.

However, when the measel is applied across whole towns or cities, then the results are dominated by
residential properties which were developed and improved many yeat&.déeen if a city is growing by

2% per annum, its current estate will have 78+% of properties developedimao a decade ago, and well

over half the estate developed more than 20 years ago. The general trend has been for housing to become
more intensive over time, as plan provisions and market preferences trended toward smaller lot sizes and
larger dwellingsizes. This means that analysis of the whole estate includes asectiss of older
properties with higher PCR values, and newer properties with lower PCRs. The average PCR, even with CP
adjustments to estimate the replacement cost of existing dwe)limgst reflect that citywide average.

Tracking the PCR value year to year must inevitably show very small change to the average, because in the
course of a year or 5 years, the number of new dwellings is too small to indicate a material change. The
studyfor Auckland Council (2018) found it could be used to compare the relative land efficiency of new
dwellings added to the estate each year, though not the total estate.

Moreover, the PCR is dominated by overall shifts in the market, and not by the laih@ffof new
dwellings. This is clear in the substantial changes in PCR values contained in the Dashboard. The shifts from
year to year are much greater than could have been generated by new properties entering the market.

To illustrate, the PCR caldeld for Rotoruawas 125in 2018, which means on average that land accounted
for around20% of total property value. By 2020, the value w88, Wwith land accounting faround 45%

of property value. In that time, the number of residential properties (ldvgs) increased bless than

294%, TheRotorua bange could not have been due to tfects ofnew properties, instead it arose from

an estimated distrietvide shift in the relative values of land and built improvements. This mearenthat
PCR changever timeis likely toreflect predominantly trends in valuation and revaluation, which are
influenced by much more than current planning provisidrisere are wider limitations to this PCR
method!®, and br these reasons we consider the PCR approach does not offer a robust basis for
interpreting urban markets.

g N} SG 902y2YA0a [GR® [ yR 9 TI7Repo& jpiONuckiand CourdiDNobempeRDEE. b S g |
102 JDM FairgrgyJndfordable Housing: the case against land use plan@agber 2021 : New Zealand Planning Institute

103Based on th&D(projections.

04¢ KSNBE FNBE 20KSNJ aAIyATAOIYyd fAYAGIGA2ya (2 GKAAa t/uw YSiK2
more fundamentally from its built in assumptions that ¢erent dwelling accounts for all of the value of land, and therefore that

the current dwelling must represent the maximum development intensity possible on the land (otherwise there would be other
factors, including potential for intensification which webinfluence land value. The consequent assumption that every residential

t24 Ay | OAdGe A& fNBFIRe RS@OSt2LISR G2 Ada YIEAYdzygrawhi Sy Gal
potential if all growth must be greenfield. Ti@search experience in New Zealand including for HBA work shows instead that well

over 80% of already developed sites have potential for intensification.
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https://planning.org.nz/Product?Action=View&Product_id=1000085

Even when applied to examine only new residential properties, the PCR indicator has to be applied with
care. This is because market preferences se®ynew dwellings added which have relatively high PCR
values, even though the Plan provisions enable developments with much lower PCRs. For example,
construction of standalone dwellings on larger lots sizes means the land value share may be around 40%
of the final property value (PCR of 1.67). If standalone dwellings are being constructed on lots that are
above the minimum size / implied density enabled in the Rfahif a high share of the dwelling sales price

is land (with the enabled densities adetely supported by local amenity/infrastructure), then this would
indicate the land value share (and PCR) is higher as a result of factors outside of planning.

On the other hand, if new dwellings are being constructed at the highest densities enalbled®tant and

the final land value share is deemed above the benchmark indicated by the PCR, and there is demand for
smaller lots and/or higher built intensity, then tlesuld indicate a planning constraint, which would
directly affect dwelling prices.

However, a more fundamental matter is that where the PCR is high for an individy#idoand value
component of a residential lot is high compared with the improvement v@athat generally indicates
potential for redevelopment or intensification. Tlivecause the market confers value on land according
to its use potential, and if a property has potential to be utilised more intensively than currently, its land
value share of total value will be relatively higience a high PCR.

In any casehe catulation of a housing PCR depends on the residentia¢iog already improved with a
dwelling. The indicator is not appropriate for undeveloped lots (the PCR will approach infinity).

Accordingly, where the average PCR value is relatively high forthatifg,an indicator that italready
developed sites have relatively high potential for further intensification. One important aspect is that land
G tdzS Aa AyFtdzSYyOSR RANBOGte o0& | arxisSqQa RS@St z
intensification can be expected to result in higher valuation for the land component of properties. In
contrast, where developed land has limited potential for further intensification, this will also affect the
property valuation, with land valued relatividyver if there is limited potential to intensify.

This means that while the Price Efficiency indicators contend that a high PCR value is an indicater of under
supply, the opposite is likely to be the case. Zone provisions which enable intensificaberegpacted

to put upward pressure on the PCR indicator, such that a higher PCR indicates not a shortfall in supply, but
rather a relatively high potential for more dwelling capacity through intensificatiemce our concerns

about the use of the PCR dit and about how the PCR indicator should be interpreted.

10.6.2 Rural Urban Differential

The MHUD Dashboard contains an indicator on the differential in land prices on either side of the rural
urban boundary. For this indicator, the Dashboard compares laoespof standalone dwellings within

w2 (i 2 Nibzn @rads within 2 kilometres of the rural urban boundamjth those of rural residential
(lifestyle) properties outside, but within 2 kilometres, of tiean edgeThe land values on a pef brasis

of these two groups were compared to produce a differential between the land values. Some adjustment
has been made for distance to amenity and the charged (development contributions) infrastructure costs.

105Not necessarily the same as the urban environment defined for this HBA.
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However, in an urban economy a substantial price diffexeis to be expected between urban land and
nonurban land. Such a differential does not indicate any planning constraint. It arises because urban land
is much more valuable on a pef or per ha basis as it can be utilised much more intensively than non
urban land. Thatigher intensity of use and consequent higher land value is enabled by infrastructure. Its
higher intensity of use means it may generate higher returns per hectare, with the higher land values reflect
that higher return. The most obvisulifference is in residential land, since urban land can carry many more
dwellings per hectare than narrban land.

The common pattern for cities and towns is for the highest land values to occur in thecabetieentral

placeg with values decreasirap distance from the central place increases. Higher valug asesmerce

and retailg typically command the most accessiQlenost centralg locations. Housing generates lower
returns per hectare than commerce, so it commmtite areas outside the centréhe infrastructure
necessary for urban intensity levels has high scale economies, with networks focused on the centre (as the
first location developed). This means that the urban intensity can generally be sustained only to the extent
of the infrastructue, which is determined by the size of the economy. Accordingly, there is a substantial
decrease in intensity at the urban/infrastructure edge. There is a corresponding significant drop in land
value at the urban edge, as evidenced in all of the land patdiges provided in the MHUD datasets.

This pattern is directly consistent with the dynamics of cities, where the benefitsl@tation and
concentration are greatest in the centre, and decrease with distance from that centre, while the intensity
enalled by infrastructure is needed to best secure those benefits. One important implication is that a sharp
differential in land value at the urban edge is indicative of an efficient urban form, where the maximum
urban activity is sustained within the minimunban land area, and the differential in intensity of land use

is also sharp. In the urbanised area, a significant share of the developed land area (typically around 30% to
40%) is taken up for roads and reserves.

Outside of the urbanised areausually oinciding with the end of the urban zoning and the edge of the
infrastructureserviced areg the land value profile would show a sharp drop but a further gradient, as the
non-urban land closest to the edge has greater value than that further away betsapstential for early
urbanisation is greateBeyond the current urban eddand is most commonly in rural lifestyle properties,
characterised by significantly larger land area per dwelling, limited infrastructure, and lower intensity of
use. Land vaks per ha reflect this lower potential, even though individual lots are commonly of much
higher value than smaller urban lots. The average property size, development yields and infrastructure
costs that arise from these land use gradients account forga Erare of any differential. The MHUD
methodology controls for some effects, but it does not account for the major difference arising from
intensity of use. Genuine rural production uses are more common as distance from the urban edge
increases, with lowdand values per ha than lifestyle lots, though commonly larger holdings.

Importantly, the relationship between parcel size and land value shows only a weak linearity. This is
because much of the value of an urban lot arises simply from its abilityoimmociate a dwelling. Larger

lots are more valuable, but the key matter is whether a lot is large enough to accommodate a dwelling. This
is evident from analysis of land price curves (from the Ratings Database) from the feasibility modelling
assessment. Udn lots typically have much higher values péthan lifestyle lots, hence the clear value
differential between urban and lifestyle land.
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Accordingly, the Rural Urban Differential indicates thatRbeorualand market is performing relatively
efficiently.

We note that the Rural Urban Differential is no longer listed on the MHUD Dashboard as a Price Efficiency
indicator (from October 2021)

10.6.3 Residential Land Concentration

This MHUD Dashboard indicator of Land Concentration controbstsnystantial potentl for residential
development in the districHlowever, thea A Y A avébsItE fddonger provides this information.

10.7Summary of the Impact of Planning and Infrastructure

The foregoing analysis has provided comprehensive assessment of the housing andrkatsl im
Rotorua and demand for housing from tiRotoruapopulation. It covers all of the key aspects which the
NP3UD sets out.

It shows in the current and anticipated conditions for Rotorua that Council planning and infrastructure are
expected tohave adverse impact on housing affordability and competitive aspects of the market in the
shortmedium term. The Plan does not yet provide for sufficient capacity for growth, even though there
are opportunities in a range of locations in the district, #ad is expected to place upward pressure on
prices.

The survey of residential construction sector stakeholders provided feedback on the impact of planning
and infrastructure that has backed up the modelling and analysis findings of this HBA. The éegelhdsk

to feedback on wider Council processes and how this impacts the development sector. Full details are
contained in the Technical Report, but a summary of key stakeholder commentary is included below:

Impact of Planning and Council Processes

Consistent feedback from the survey of residential development sector stakeholders was that there is a
significant shortage of available (feasible) land to purchase and/or develop. Some confirmed thjs was a
historical problem that had not been resolved.

Further feedback was that the Council was restricting the delivery of more intensive housing. The survey
highlighted the large minimum site size requirements of the District Plan Residential 1 zone as impacting
on the ability to deliver higher density hawgi The large site sizes prevent the construction of smaller
dwellings, channelling the market into the continuation of standalone single dwellings on ful] sites.
Stakeholders felt that housing affordability in Rotorua was being adversely affected tsgribeRanning
requirements that hinder the delivery of smaller dwellings on smaller sites despite demand within the
market for smaller, cheaper dwellings.

Specifically, they raised out of date performance standards, restrictive lot area rules, |émbdof f

modelling, lack of citwide seismic assessment, bylaws related to building in close proximity to gouncil
pipes that are more restrictive than other main centres, lack of standards for dealing with geothermal
conditions, and height limits being togtit.
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Developers have reported that Council resource consenting processes have limited the ability tq
higher density attached dwellings. The consenting pathway for this typology is not well establis
there is reported limited experience i@cil in dealing with applications of this nature. These fac
generate extended timeframes and high uncertainty for this typology, reducing its viability.

Some residential development stakeholders said while it was not common for anticipated rds
developments to be cancelled, they were often delayed which meant that fewer dwellings cg
delivered in any year. Key causes of the delays were consenting issues and changes, plaopsgrid]
development engineering holaps.

Of the factors tht stood out in the survey of residential construction stakeholders on what imp
development and commercial feasibility, the most significant planning factors reported were
processes (but not council fees), provision of stormwater infrasteicplanning provisions, quantity
zoned land and provision of wastewater infrastructure. Significanplaming factors included cost
zoned land, construction costs, uncertainty of ground conditions and availability of skilled labour.

Impact of Ifrastructure

Developers report infrastructure as a key issue affecting both the feasibility of development on s
the presence of viable sites for development. 81% of the stakeholders surveyed reported that the
providing for stormwater infigructure on site had a large or very large effect on commercial feasi
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effect of council processes on feasibility).

I The additional cost associated with stormwater management requirements, and in some
wastewater, decreases the feasibility of development through increasing costs.

1 Many sites are physically constrained through their accessibility to infrastructure networks al
required setback areas from infrastructure utilities.

Stakeholders also noted that infrastructure issues in the district are having an adverse effect on
affordability. The lack of subdivided land means there is nowhere to build. If existing2hénfeS N&

cases,

nd the

housing
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upgrade this means that they are not selling older homes that would allow first home buyers to get into

the market.
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