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1 Introduction 
This report contains the supporting technical information (i.e., appendices) for the Housing 

5ŜǾŜƭƻǇƳŜƴǘ /ŀǇŀŎƛǘȅ !ǎǎŜǎǎƳŜƴǘ όάHBAέύ 2021 for Queenstown Lakes District όάv[5έύ. 

It should be read in conjunction with the Main Report as it is not a standalone document.  

To assist with cross referencing to the Main Report, this document is organised according to the same three 

parts ς being the Housing Market Assessment (Part 1), Housing Capacity Assessment (Part 2), and 

Conclusions (Part 3). Not all sections in the Main Report required additional information to be included in 

this Technical Report. As such, the structure within each part will not be the same. However, the same 

headings have been used where applicable to aid navigation.   
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PART 1 ς HOUSING MARKET ASSESSMENT 
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2 Housing Demand 
This section provides a brief explanation of the approach used to model housing demand 

in the HBA and ǘƘŜƴ ǘŀƭƪǎ ŀōƻǳǘ ǘƘŜ /ƻǳƴŎƛƭΩǎ Wǳƭȅ нлнл ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴǎ ƛƴ ƳƻǊŜ ŘŜǘŀƛƭΦ 

This includes discussion on why the high growth scenario is the preferred growth future. 

9ȄǇƭŀƴŀǘƛƻƴ ƛǎ ǇǊƻǾƛŘŜŘ ƻƴ Ƙƻǿ /ƻǳƴŎƛƭΩǎ ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴǎ ŀǊŜ ŦǳǊǘƘŜǊ ǎǇƭƛǘ ōȅ ǳǊōŀƴ ŀƴŘ 

rural environment growth projections and by dwelling type. Total urban dwelling 

projections for the medium (5 year lag) growth scenario are included to complement 

Section 2.6 (Housing Demand by Location) in the Main Report.  

2.1 Approach - Housing Demand Model  

The analysis utilises the M.E Housing Demand Model (2021) which provides detail on the quantum and 

structure of current and projected housing demand in the district. 1 The quantum of demand is in terms of 

numbers of households, while structure is examined in terms of household types, dwelling types, and 

dwelling tenure, and in relation to household incomes as one important determinant of housing 

affordability. 

Demand is identified in terms of numbers of resident households, allowing for one dwelling per household.2  

Projected future demand for housing is based on the QLD projected future resident households and also 

projected future total dwellings, inclusive of holiday houses (demand projections dated 30th July 2020, 

discussed further below).  

Demand for resident housing varies among different segments in the community, and so demand is 

estimated according to the numbers of resident households of each type, size, age, and income, and then 

with further breakdown according to ethnicity. That draws from detailed analysis of Census 2018 data at 

the district level, and projections of households in each segment.  

The housing demand from each segment is then further examined according to dwelling tenure ς owners 

and renters ς and by type of dwelling ς detached and attached. This structure meets the requirements of 

the NPS-¦5Σ ƛƴŎƭǳŘƛƴƎ ǘƘŜ ŎƻƴǎƛŘŜǊŀǘƛƻƴ ƻŦ άdifferent groups in the communityέΦ 

This socio-demographic structure also provides the demand-side basis for assessing housing affordability 

primarily for non-owner households (Section 4 of the Main Report). 

The assessment focuses on usually resident households, who occupy dwellings in the district. Resident 

households account for at least 95% of demand for private dwellings, according to Census 2018. Demand 

from non-resident households - ǘƘƻǎŜ ǿƘƻ ŀǊŜ ƴƻǘ άǳǎǳŀƭƭȅ ǊŜǎƛŘŜƴǘέ ƛƴ ǘƘŜ district as per the Census 

definition - is a significant part of overall demand for dwellings, and is estimated separately.3 Non-resident 

owners are not usually identified from Census information (since they are residents of other cities or 

 
1 This is consistent with Policy 1, also 3.2(1), 3.10, HBA 3.19, 3.23(3) of the NPS-UD.  
2 As per NPS-UD 3.34(4) 
3 Clause 3.23(2) of the NPS-UD. 
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districts in New Zealand, or reside overseas) and an important indication of the number of such dwellings 

is the estimates of empty dwellings (commonly holiday homes) at Census night.   

Section 2 of the Main Report examine a logical sequence, considering first the population and household 

base, and the future outlook for households as the core driver of demand for housing capacity, then 

examining current housing demand in more detail, by household types, incomes and ethnicities. The focus 

then turns to projected demand for housing, taking account of demographic changes (especially the ageing 

of the population, and any shifts in the ethnic structure of the household sector).  

2.2 /ƻǳƴŎƛƭΩǎ tǊŜŦŜǊǊŜŘ DǊƻǿǘƘ tǊƻƧŜŎǘƛƻƴǎ 

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

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

live. COVID-19 has however had a profound impact on QLD.   

In light of COVID-19 the Council reviewed its demand projections in July 2020 . The QLDC methodology 

incorporates additional information which provides for a more robust, localised and multi-dimensional 

model that has proven to be more accurate.4 The approach considers a range of data sources including 

Stats NZ, census data, resource and building consents, Housing and Business Capacity Assessments, 

migration data, Data Ventures information,5 Infometrics projections (including those produced by Waka 

Kotahi) and tourism and visitor accommodation projections. The projections were prepared in a time of 

unprecedented uncertainty as the COVID-19 situation was unfolding. 

 A number of demand projection options were considered which included: 

1. Different journey to 2018 projections but same end point (a.k.a. Change the Path) (High 

Growth) 

2. 5-year delay (Medium Growth) 

3. 10-year delay (Low Growth) 

Key assumptions that informed the CouncilΩs demand projections were: 

1. Migration ς the district will continue to attract people to stay and come back to.  Historically 

net migration has been 100 (2012) to 3,150 (2018)  with a long term average from 1997 to 

2020 of approximately 1,110 per annum.6  Post recovery the long run average is projected to 

be approximately 1,100 per annum; 

2. Visitors will return. The district remains a beautiful place to live, work and visit.  COVID-19 has 

also proven that remote working is possible.  Following COVID-19, visitor growth is projected 

to be 1-2% p.a.   

 
4 Demonstrated by cross-checks with Qrious mobile phone usage data for QLD. 
5 Data Ventures create near real time electronic card spend insights to help inform resident / visitor information and is an input 

into the demand projections. 
6 https://ecoprofile.infometrics.co.nz/queenstown-lakes%2bdistrict/Population/Source  

https://ecoprofile.infometrics.co.nz/queenstown-lakes%2bdistrict/Population/Source
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Overall, it is believed that QLD will continue to grow strongly, as it remains an attractive place to live, work 

ŀƴŘ ǾƛǎƛǘΦ ¢Ƙƛǎ ƛǎ ǘƘŜ ƪŜȅ ŀǎǎǳƳǇǘƛƻƴ ǘƘŀǘ Ƙŀǎ ǳƴŘŜǊǇƛƴƴŜŘ ǘƘŜ /ƻǳƴŎƛƭΩǎ ŘŜƳŀƴŘ ǇǊƻƧŜŎǘƛƻƴǎ and the 

selection of the Change the Path (High Growth) scenario as the preferred growth future.  

The July 2020 projections are utilised across Council in all workstreams, which includes: The Queenstown 

Lakes Draft Spatial Plan, Ten Year Plan, 30 Year Infrastructure Strategy, Proposed District Plan, Annual Plan, 

Development Contribution Policy, Business Cases, Masterplans and Strategies / Policies.  The projections 

are reviewed on a 6-monthly basis. This is a critical step in the process to make sure QLDC is using most up 

to date projections.  It also allows for an agile response to any variance in growth rates and the utilisation 

of most recent data.  

CƛƎǳǊŜǎ нΦм ŀƴŘ нΦн ƎǊŀǇƘ ǘƘŜ /ƻǳƴŎƛƭΩǎ Wǳƭȅ нлнл ǇǊƻƧŜŎǘƛƻƴǎ ŦƻǊ ǘƻǘŀƭ ŘǿŜƭƭƛƴƎǎ ŀƴŘ ǊŜǎƛŘŜƴǘ ƘƻǳǎŜǎ 

respectively by scenario. 

Figure 2.1 ς Total Dwelling Growth Projections 2020-2050 by Scenario (QLDC) 
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Figure 2.2 ς Resident Dwelling Growth Projections 2020-2050 by Scenario (QLDC) 

 

2.3 Housing Demand by Location 

2.3.1 Housing Demand by Ward 

/ƻǳƴŎƛƭΩǎ ǇǊƻƧŜŎǘƛƻƴǎ ǇǊƻǾƛŘŜ ŀ ōǊŜŀƪŘƻǿƴ ƻŦ ƘƻǳǎƛƴƎ ƎǊƻǿǘƘ ōȅ ²ŀǊŘΦ ²ŀǊŘ ōƻǳƴŘŀǊƛŜǎ ŦƻǊ ǘƘŜ ǇǳǊǇƻǎŜ 

of this HBA are illustrated in Figure 2.3. We note that QLD comprises the ²ņƴŀƪŀ Ward, Arrowtown Ward 

and Queenstown-Wakatipu Ward as defined by Statistics NZ. We have aggregated Arrowtown and 

Queenstown-WaƪŀǘƛǇǳ ǿŀǊŘǎ ŀƴŘ ǊŜŦŜǊǊŜŘ ǘƻ ǘƘŀǘ ŎƻƳōƛƴŜŘ ŀǊŜŀ ŀǎ ǘƘŜ ά²ŀƪŀǘƛǇǳ ²ŀǊŘέΦ  

Table 2.1 ǎƘƻǿǎ ŜǎǘƛƳŀǘŜǎ ƻŦ /ƻǳƴŎƛƭΩǎ ǘƻǘŀƭ ŘǿŜƭƭƛƴƎ ƎǊƻǿǘƘ ǇǊƻƧŜŎǘƛƻƴǎ όƛƴŎƭǳŘŜǎ ǊŜǎƛŘŜƴǘ ƘƻǳǎƛƴƎ ŀƴŘ 

holiday homes) split according to ward for each growth scenario (the preferred Change the Path future, 

and alternate futures).  
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Figure 2.3 ς Ward Boundaries Adopted for the HBA 2021 

 

Table 2.1 -  QLDC Total Dwelling Growth Projections by Ward and Scenario 2020-2050 

 

Table 2.2 ǎǳƳƳŀǊƛŜǎ v[5/Ωǎ /ƘŀƴƎŜ ǘƘŜ tŀǘƘ ǘƻǘŀƭ ŘǿŜƭƭƛƴƎ ǇǊƻƧŜŎǘƛƻƴǎ ōȅ ƎŜƻƎǊŀǇƘƛŎ ŀǊŜŀ (mapped in 

Figure 2.4). Thƛǎ ƛǎ ǘƘŜ Ŧǳƭƭ ƭŜǾŜƭ ƻŦ ŘŜǘŀƛƭ ǘƘŀǘ /ƻǳƴŎƛƭΩǎ ǇǊƻƧŜŎǘƛƻƴǎ ŀǊŜ ǎǳǇǇƭƛŜŘ ŀǘΦ ¢ƘŜ ǎŀƳŜ ōǊŜŀƪŘƻǿƴ ƛǎ 

available for resident housing and holiday homes (as well as population).    

Ward 2020 2023 2030 2050 2020-23
2020-23 

%
2020-30 2020-30 % 2020-50

2020-50 

%

Change the Path

Wakatipu Ward 13,325      13,810      16,560      23,599      485         4% 3,235        24% 10,274     77%

Wanaka Ward 8,423        8,743        10,557      15,200      320         4% 2,134        25% 6,777       80%

District 21,748      22,553      27,117      38,799      805         4% 5,369        25% 17,051     78%

5 Year Lag

Wakatipu Ward 13,325      13,806      16,275      22,450      481         4% 2,950        22% 9,125       68%

Wanaka Ward 8,423        8,740        10,369      14,442      317         4% 1,946        23% 6,019       71%

District 21,748      22,546      26,644      36,892      798         4% 4,896        23% 15,144     70%

10 Year Lag

Wakatipu Ward 13,325      13,791      15,105      20,837      466         3% 1,780        13% 7,512       56%

Wanaka Ward 8,423        8,730        9,596        13,378      307         4% 1,173        14% 4,955       59%

District 21,748      22,521      24,701      34,215      773         4% 2,953        14% 12,467     57%
Source: QLDC July 2020 Projections - Total Dwellings
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Table 2.2 ς Total Dwelling Projections by Geographic Area ς Change the Path Future 

 

Geographic Area 2020 2023
2020-

23

2020-

23 %
2030 2020-30

2020-30 

%
2050 2020-50

2020-

50 %

Wakatipu Ward 13,325      13,810      485     4% 16,560    3,235     24% 23,599    10,273   77%

Glenorchy Other 75             76             1         1% 80           5            7% 91           16          22%

Glenorchy Township 219           223           3         2% 242         22          10% 291         71          32%

Outer Wakatipu Other 335           339           4         1% 362         27          8% 419         84          25%

Gibbston Valley 102           104           2         2% 118         16          16% 153         52          51%

Kingston 235           249           15       6% 332         97          41% 543         308        131%

Arthurs Point 482           490           8         2% 536         54          11% 653         172        36%

Wakatipu Basin Other 616           619           3         0% 636         20          3% 681         65          11%

Millbrook 260           262           2         1% 273         13          5% 302         42          16%

Ladies Mile 58             132           74       127% 550         492        846% 1,620      1,562     2686%

Queenstown Hill 7               15             8         115% 61           54          767% 179         172        2436%

Warren Park 487           501           14       3% 581         94          19% 785         298        61%

Sunshine Bay-Fernhill 1,226        1,227        1         0% 1,231      5            0% 1,242      16          1%

Arrowtown 1,410        1,415        6         0% 1,447      38          3% 1,529      120        9%

Quail Rise 313           343           29       9% 509         196        62% 936         622        198%

Queenstown Central 435           452           17       4% 548         112        26% 792         356        82%

Queenstown East 944           952           8         1% 997         53          6% 1,113      168        18%

Frankton Arm 1,135        1,142        7         1% 1,183      48          4% 1,287      152        13%

Frankton 1,512        1,608        96       6% 2,153      642        42% 3,550      2,038     135%

Lake Hayes 253           253           0         0% 255         2            1% 259         6            3%

Kelvin Heights 686           706           20       3% 820         135        20% 1,113      428        62%

Shotover Country 909           910           1         0% 915         5            1% 926         16          2%

Lake Hayes Estate 699           700           0         0% 703         3            0% 709         10          1%

Jacks Point 927           1,092        165     18% 2,028      1,102     119% 4,426      3,499     378%

Wanaka Ward 8,423        8,743        320     4% 10,557    2,134     25% 15,200    6,778     80%

Outer Wanaka 238           239           2         1% 248         10          4% 270         32          14%

Upper Clutha Valley Other 107           109           1         1% 116         9            9% 136         29          27%

Luggate 230           244           14       6% 326         96          42% 534         305        132%

Hawea Flat 214           215           2         1% 224         10          5% 246         32          15%

Cardrona 487           504           17       4% 602         115        24% 853         366        75%

Wanaka Waterfront 1,661        1,668        7         0% 1,708      47          3% 1,810      149        9%

Wanaka North 1,408        1,447        39       3% 1,669      261        19% 2,237      829        59%

Wanaka West 1,353        1,469        115     9% 2,122      768        57% 3,793      2,440     180%

Albert Town 1,045        1,068        24       2% 1,204      159        15% 1,550      505        48%

Wanaka Central 934           989           54       6% 1,298      363        39% 2,088      1,153     123%

Lake Hawea 746           790           44       6% 1,041      295        40% 1,682      936        126%

Other -            -            -     0% -          -        0% -         -         0%

District 21,748      22,553      805     4% 27,117    5,369     25% 38,799    17,051   78%
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Figure 2.4 ς Map of Council Growth Projection Geographic Areas ς Wakatipu and ²ņƴŀƪŀ Wards 
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