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Executive Summary

The government have recognised that the COVID-19 pandemic has caused serious economic and social
disruption in New Zealand —in particular, in areas that are highly reliant on tourism (especially international
tourism) to sustain their economies. In order to provide a degree of economic impetus, governmient are
speeding up the consenting process for qualifying development projects, meaning benefits would«flow
early to communities as demand for labour would increase sooner and wages and salaries'paid would
sustain communities earlier. In addition, the qualifying developments themselves (commercial, residential
and infrastructure) would stimulate and facilitate economic activity in communitiessuffering from COVID+
19 driven downturns.

Finally, the developments may also provide housing capacity to assist in meetingtesidential demand:

To this end, the COVID-19 Recovery (Fast-track Consenting) Act came into effect in July 2020.. The purpose
of this Act was to promote economic activity while continuing_to promote sustainablesmanagement of
natural and physical resources. Developers can apply under the Act, seeking Fast-track status for consents.

Shundi Tamaki Village Limited are seeking a Fast-track gonsent to accelerate the development of a multi-
stage residential and mixed-use development inSt dohns,*Auckland. In addition to bringing forward the
development of residential dwellings in Auckland, the project helps sustain construction jobs. Given
Auckland has been particularly hard hit by the effects of a COVIB-19driven downturn in tourism, this has
the potential to be beneficial.

The development site is located at 26I\Me6frin Rd, within the east Auckland suburb of St Johns. The site
was formerly the Tamaki Campus, of.the University-of Auckland. The proposed development will see
providing housing for over¢1,500 households, (along with 11,000sgm of commercial space and over
3,000sgm of retail and fodd services built acfoss fotr stages over the space of eight years. The build will
provide a range of residential dwelling,types and commercial and retail spaces.

To assess the potentialeffects an economicimpact model (10) has been developed. Shundi Tamaki Village
Limited havesprovided forecasted cashflow by development stage with time estimates under the Fast-track
pathway, while the normal ensent scenario is expected to have the same cashflows but with a 12-24
month'delay:

A fast-tracked approval,process will see development commencing in 2022 through to 2030, compared
with a process thatdelays by 12 months.

Results

Contribution to GDP

Shundi Tamaki Village Limited are expecting to spend some $9@®)i to carry out the development (plus
statutory levies and fees). Under the Fast-track scenario, the cumulative direct value added from the
present to completion of the project under this scenario, is projected to be around $288 million.

Based on the |0 modelling, the development will stimulate a total of $837 million of direct plus indirect and
induced value added (GDP).



When the total impacts of the two scenarios are compared the fast track development pathway generates
approximately$%@®® more value added (GDP) than the non-COVID-19 relief pathway.

Contribution to Employment

In 2022, the Fast-tracked development will directly sustain approximately 123 Full time equivalent jobs(for
a year) across a range of sectors (see Figure 1 below). By 2023, this total could increase to around 655)job
years sustained, as the construction begins, and this is expected to peak at 819 in 202Z. In total the
development proposed could sustain a cumulative total of around 5,472 FTE’s (for a yeaf).by cempletion
in 2030 if approved by Fast Track consent. The Direct jobs are assumed to be sustaified in the Auckland
Region.

The Fast-track scenario is projected to sustain the equivalent of 13,842 Full Time Equivalent (FTE) workers
working for one year, once the indirect and induced effects are added.“While all the direct impacts are
assumed to occur in the Auckland region, the indirect impact of the proposed developmentwilkhave effects
reaching the rest of the North Island and the rest of New Zealand.

There is no difference in employment impacts between the two'scenarios as the same volume of work will
be carried out.

Figure 1: Employment sustained by sector undes Fast-Track{kTE\ears)



1 Introduction

1.1 Background

Shundi Tamaki Village Limited (“STVL”) are developing the former Tamaki Campus of the University of
Auckland at 261 Morrin Rd, St Johns into a multi-stage residential and mixed-use developmentithat
eventually will house over 1,500 households, along with 11,000sqm of commercial space and over
3,000sgm of retail and food services. The development is master planned over multiplesstages and has
been conceived as a ‘community in the park’ and is branded as Te Tauoma, a name gifted to the
development by iwi engaging in the project. The development will retain one,of the significant buildings
already on the site as commercial and retail space with new apartment buildings widely spaced across
the large site. The buildings will be sleeved with retail outlets and other active'street frontage activities,
and is well placed to take advantage of public transport options (e.gf thejtrain stationssat Glen Innes
300m away and the Panmure Transport Hub are less than 1km from the’site), and AMETI, \which will
pass immediately adjacent to the site.

In order to develop the site fully, STVL will need to apply féria range'of consentsifor development under
the Resource Management Act 1991 (the ‘RMA’).. The,cohsenting processes are long and the length of
time incurs a range of costs — both direct costs borne by the developer'(such as holding costs including
finance charges) and indirect costs borne by the community (deferred employment and deferred GDP).
Any reduction in the length of time taken for development/increases both the viability of the
development and returns to the community.

The government have recognised that the COVID-194andemic has caused serious economic and social
disruption in New Zealand —4in particular, .in areas that are highly reliant on tourism (especially
international tourism) to sustain their economiesy,ln’order to provide a degree of economic impetus,
government decidedithat thes€onsenting andiapproval process as currently operated under the RMA,
did not provide the(speed and certaintyaneeded for developers (such as STVL) to progress their plans.
Government recognised that by speeding Up the development process, benefits would flow early to
communitieswas‘demand for labourwould increase sooner and wages and salaries paid would sustain
communities earlier. In addition, the developments themselves (commercial, residential and
infrastructure) wouldsstimulate and facilitate economic activity in communities suffering from COVID-
19 driven downturns:

To this end, the COVID-19 Recovery (Fast-track Consenting) Act (the ‘Act’) came into effect in July 2020.
The purpose,of this Act is to promote economic activity while continuing to promote sustainable
management of natural and physical resources. The Act established 2 pathways for projects to be fast-
tracked:

e Listed projects: these are outlined in Schedule 2 of the Act and are already eligible for the
fast-track process;

e Referred projects: these are projects not listed in the legislation, but can be referred by the
Minister for the Environment to an expert consenting panel for consideration under the fast-
track process.

Page | 1



The Act lays out a set of criteria that a project will be assessed against to see the degree to whic
supports the purpose of the Act.

1.2 Assessment Criteria

Before deciding whether to refer a project to an expert consenting panel under the Act, the Minister
must be satisfied the project will help to achieve the purpose of the Act. The Minister will have regard
to a list of matters set out in section 19 of the Act. The criteria that are relevant to this projectiin terms
of this assessment) are:

a) the project’s economic benefits and costs for people or industries affecteawby €OVID-19:
b)
c) whether the project would be likely to progress faster by using the processes provided by this
Act than would otherwise be the case:
d) whether the project may result in a public benefit by, for example, -
i. generating employment
ii. increasing housing supply
iii.
The following assessment compares the fast-tracked development. impacts generated by the Te
Tauoma Stage 1B development, facilitated bythe Act, against thesstandard development impacts under

the standard RMA timelines, to highlightsthe, degree to which’the fast-tracked proposal generates
economic benefits for people and commuhnities affected by, theyCOVID-19 downturn.
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2 Study Area and COVID-19 Impacts

2.1 The Site
STVL are developing the former Auckland University Tamaki Campus adjacent to Colin Maiden Paé

the future AMETI route (Figure 2.1). The Maungakeikei-Tamaki Local Board area is in the proces

significant transformation as Tamaki Regeneration Limited and Kainga Ora redevelop the/2,800 or so
State-owned residential properties to more than double the existing residential densi Q&maki

(being Glen Innes, Point England and Panmure). This will be associated with nevV oved | %
and neighbourhood centres and employment opportunities. Te Tauoma, once f%&loped, ill

some 1,500 dwellings into the mix providing additional retail demand whi \ engthen N

mass to the Glen Innes centre and Panmure. The commercial an il "components of the
development will provide employment opportunities to the wider cor@ity as well. O

Figure 2.1: Te Tauoma, 261 Morrin Rd () \/

COLIN MAIDEN PARK

is consentec h includes 4 buildings along the Morrin Rd edge of the site, a carpark building and 3

@\full Te T development is intended to occur over an 8-10 year period. At this point Stage 1A
apartment buildings (circled in blue above). Stage 1A includes:
@ZO residential apartments,
\ e 3,100m? of commercial floorspace across 21 tenancies,
e 344 parking spaces and 464 secure cycle parking spaces.

The component of development that is the subject of this report is Stage 1B, circled in red on Figure
2.1, above. Stage 1B includes:
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e two apartment buildings with a combined 191 residential apartments,
e 217 parking spaces and 106 secure cycle parking spaces.

The single level of basement parking spans the full combined Stage 1 development area and many of
the car and cycle parking spaces approved under Stage 1A will be utilised to support accommodation
within proposed Stage 1B towers.

In total STVL are expecting to invest §°9(2)(b)(ii) in Stage 1 of the development. It is importantto
note that while they are being consented in stages, STVL will ultimately deliver Stage 1A and 1B at the
same time. If consent is not obtained for Stage 1B, M.E understand that STVL may neéd te reconsider
their overall masterplan approach.

2.2 COVID-19 Impacts on Auckland

Auckland has a diverse economy, which (overall) serves to mitigate the impact of COVID-19. Tourism
and industries associated with it have been most affected.by the'‘economic dewnturn associated with
the pandemic. While tourism still represents a significant’proportion of the;sAuckland economy, there
is less reliance on this one industry than in other areas of New Zealand! However, across the board, all
industries are impacted at some level through effects related to €OVID-19, such as disrupted supply
chains, trading restrictions, and general ungertainty. Figure 2¢2shows the contribution to the gross
domestic product (GDP) of the Auckland réegion from the seven largest industries until March 20201,
While the data available does not.llustrate any significant changes caused by COVID-19, it does
highlight the fact that Auckland’s.ecenomy is well diversified across different industries. The industries
shown contributed 57% of thetregion’s GDP in 2019:4The sectors most impacted by COVID-19 (such as
accommodation and food,and'beverage services) represent only around 0.5% and 1.6% of the region’s
GDP, respectively. The constrdction sector, on the other hand, generates almost $8 billion in Regional
GDP in Auckland and represents almost7% of the total.

Given the wide'economic impactswof €OVID-19, businesses within most sectors have experienced some
negative impacts on their ahility/to/operate. This, combined with the downturn in industries directly
impacted; is.causing furthér flow on effects to many in the wider community/economy at present. By
way of example, Job Séeker.Support data from the Ministry of Social Development (MSD) shows that
countsiare trending baek down but are still high in Auckland compared to pre-COVID-19 levels (Figure
2.3). While Job Seekernumbers are not the same as unemployment figures (as not all unemployed are
eligible for MSD’s Job Seeker Support), the numbers do help us understand how employment (and
unemployment) is trending in the Auckland region.

1 Sourced from Stats NZ.
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Figure 2.2 - Contributions to GDP in Auckland by Industry 2000-19 (Source: MBIE) ‘

Figure 2.3 - Job Seeker Support Data by Qua r%@land (5000

1 Co Industry

The construction sector tends to grow commensurate with overall economic growth. As more jobs are
sustai @ or created in central areas, more households are going to reside in the area to live and work,
g demand for dwelling and other commercial construction.

ing consent data offers an ability to measure intended activity in the construction sector in the
short-term future, particularly the next 12 months. Based on data from Stats NZ, construction consent
numbers have exceeded pre-COVID levels, which may have been influenced by delays causing a
backlog. Below is an analysis of the consent data for the Auckland region and the Orakei Tamaki Area.
Orakei Tamaki Area refers to the combination of the Orakei and Maungakiekie-Tamaki Local Board
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Areas. The combination allows for greater understanding of the spatial context of the Te Tauo
development, as it is located in the Maungakiekie-Tamaki Local Board close to the border of Orakei
Local Board. Figure 2.4 shows total construction consents by quarter for the Auckland Region and the
Orakei Tamaki area. It shows that consent numbers fluctuate between quarters, but historically the
trend has been increasing. Total construction consent numbers increased in the first quarter of 2021
in the Orakei Tamaki area (372) and in Auckland (4,381). The same trends in the last quarter apply to
consents for new residential dwelling units (a subset of total construction consents). Figure 2.5 shows
quarterly consents have rebounded since the first COVID-19 lockdown. Auckland consented 4,208 new
residential dwelling units with 361 consented within the Orakei Tamaki area. While this still looks
positive for the next 12 months of construction activity, there is considerable uncertainty for the 12-24
months that follow. Increasing interest rates and inflation along with a halt to quantitative easing,
means money becomes more expensive to borrow — and you need more®of (it46 build homes and
infrastructure. In addition, investors are now able to get higher returns in investments other than
housing, so demand for housing begins to reduce. This combination ofssupply cost inc¢rease and
demand drops means that as interest rates rise, construction activity slows.

In the most recent quarter, the Auckland region had 777.(new, apartments? ‘consénted with 95
consented specifically within the Orakei Tamaki area (Figure 2.6)wThe Stage 1B proposal includes 191
residential apartments, which will form part of the 4471 being delivefed“through the Stage 1
development. Approximately 1,500 apartments will be developed as gart,ofithe overall Te Tauoma
development over the next 8-10 years. If distributedievenly this repfesents’around 150 new dwellings
per annum. On an average quarterly basis this is between 35 —40 units per quarter, or between 35%
and 40% additional residential units in the.Qrakei Tamaki area. The Te Tauoma development represents
a significant and important housing'development both fer the,Orakei Tamaki catchment and for the
wider Auckland Region.

At the beginning of 2020, the construction séctar directly employed 62,000 employees across 25,000
businesses in the Aucklarid region®. The construction sector employs a significant proportion of the
total regional workforee. It is important to keep workers in this sector employed and avoid escalating
unemployment and.underemployment.“The*best way to do that is to ensure that there is a steady
stream of projects in the development pipeline, that way businesses and workers have surety of
employment overilonger periods socan invest in plant and equipment as well as training and new staff.
In addition, the sector cansprovidé a significant number of job opportunities, across a range of skill
levels, for workers in‘industries adversely impacted by COVID-19. The sector also has strong links into
a wider value chainssuch that additional activity in the construction sector is supported by additional
activity in thesmanufacturing and services sectors.

Finally, the loeation of the Orakei Tamaki area within the surrounding region means that large scale
construction projects such as Te Tauoma are likely to provide opportunities for construction businesses
acress thewider region.

2This refers to individual apartment units not entire apartment buildings.
3 Stats NZ: Geographic units by industry and statistical area 2000-20, based on data from the Statistics New Zealand Business
Register as of February 2020.

Page | 6



Figure 2.4 - Total Construction Consents by Quarter in Auckland and Orakei Tamaki Area‘
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Figure 2.6 - Apartment Building Consents by Quarter in Auckland and Orakei Tamaki Area
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3 Economic benefits

In order to support an application under the COVID-19 Recovery (Fast-track consenting)
Act, developers must demonstrate that the project will help to achieve the purpose @f
the Act. The Minister will consider a range of matters when determining this, includiRg
whether a project will generate economic benefits for the people or industriesthat
might have been impacted by COVID-19 downturn. The Minister may also haVexcegard
to whether the project will generate employment.

To assess this, we have discussed with the developer (and their advisors) the nature of relief that the
fast-track pathway delivers. The differences between a standard (RMA) development pathway and a
fast-track pathway is driven by the concept of net present value (or NPV)&This.concept is motivated by
the time value of money — that is, money now is worth more than mahey'in the future. Fherefore, the
value today, of additional economic activity that generates valuetadded“or employment depends on
when the activity will occur. The fast-track pathway allows forSignificant economic activity created by
Te Tauoma to be experienced sooner. This is worth more to the'eurrent community than employment
and GDP in a number of years’ time. A Fast-Track [consent will mean/that, construction related
employment can begin sooner and during a periodwwhen it will dgliver the most value to local
construction businesses facing a projected downturniof growth in,.antuneertain economic climate.

3.1 Approach

To assess the economic benefits,of\a fast-tracked application relies on assessing the effects of two
development scenarios (fast-track scenario and RMA'scenario) and discounting (using NPV) the impacts
back to current terms. This means modellingias‘though the development proceeds now, compared
with the development proceeding in 1-2 yearsitime once the RMA processes are complete.

This analysis reliessenproject timings and budgets provided by STVL. This included detailed breakdowns
of spending_into categories suchpasysite preparation, construction, design, approvals, consultancy
services and*PR/marketing. «That is, the total costs split by year for the construction of residential
buildings; nen-residential’ (suchvas recreational and car park buildings) and school buildings. This
spending'by the developeris-directed to construction businesses within the Auckland region®.

Specifically, M.E have,assumed that all construction (including construction services such as electrical
and plumbing work) and related professional services such as architectural services, engineering and
land surveying will be carried out by businesses that operate within the Auckland region. The balance
of spehding(i.e., accounting, finance, insurance, legal, advertising/marketing and other services) is also
assumed o be directed to businesses based in Auckland, due to the region’s status as New Zealand’s
majer hub for the service sectors.

4 For the 10 model all direct expenditure is assumed to be in Auckland for simplicity.
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M.E. have matched this planned spending to 106 economic sectors in a multi regional input-out
(MRIO) model (using a 2016 base year). The |10 model provides projections of new additional value
added and employment in the economy as a result of the development of Te Tauoma. The new
spending related to this project drives economic impacts, both directly and indirectly, as the new
activity flows on to other sectors of the economy. The economic links between Auckland and the rest
of New Zealand are also captured, showing the extent of the spread of the additional economic activity:
The MRIO model contains data on total output for each sector in Auckland and the required
employment to create this output. We are able to use these numbers to estimate the additional
employees required as a result of an increase in output. Using the budgets and timingseprovided by
STVL, M.E is able to estimate the annual employment required to complete all stages of the
construction (i.e. direct employment), as well as the additional direct value added.

STVL have provided a forecasted construction budget by development stage with time estimates uhder
the fast-track pathway. This application is for Fast-Track consent only for Stage\1B, therefore the effects
recorded assume that Stage 1B is consented quickly while the stagesfthatifollow are consented along
standard RMA timelines (albeit starting from an earlier date). The AiormalConsentscenario is expected
to have the same cashflows but with a 12 month delay.

Therefore, the scenario under the regular consent process,pushes back all spending by 12 months with
no additional economic activity in the delay period..The analysis comparesithe value added and Full
Time Equivalent workers or FTEs® , sustained over time for each scenario. The value added results are
then discounted on an annual basis at a rate of 5%° ~Discountingis Used to reflect the rate of time
preference and the opportunity cost of capital, reflecting the present value of future benefits. It is also
known as a net present value analysis (NPV)4 In other wordsyecenomic activity that happens today is
worth more to the community in tesms'ef the wages and'salaries paid and the overall economic activity,
than the same activity happeningiin‘the future. The'difference in value between those two scenarios
represents the benefits thatavould be achievéd if Stage 1B was consented under the Act.

3.2 Economic Effects

3.2.1 Directiimpacts

Under the fast-track scenario, we have assumed that all stages of the development will be completed
in August2030. The cumulative direct value added from the present to completion, is projected to be
around s 9(2)(b)(IE The construction is set to be completed in stages, with Stage 1 split further into
Stage 1A and 1B.iThe consents for Stage 1A have been granted already, and under the fast-track
Scenario it isianticipated that consents for Stage 1B would be granted in March 2022. Construction for
Stage 1L.would then startinJanuary 2023 and completed in June 2025. Future stages are then completed
between Aligust 2027 and August 2030. Under the RMA scenario, all timings are pushed out 12 months
(to aceount for delay in consents) (Table 3.1).

> A more accurate terminology for FTEs is job year equivalents — that is the workload that is equivalent for a full time worker
working for one year.
6 Treasury NZ default discount rate is 5%.
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Table 3.1: Te Tauoma Construction Timings under Fast-track scenario and RMA scenario

RMA Scenario Fast-track Scenario
Start ' Finish Start ' Finish
Stage 1A Resource Consent Feolene Complete
granted
Stage 1B Resource Consent 1/03/2023 1/03/20
granted
Stage 1 Design & Consents 2/03/2023 16/02/2024 2/03/2022
Stage 1 Construction start on site 29/12/2023 29/12/2023 29/12/2022
Stage 1 Construction 1/01/2024 4/05/2026 1/01/2023,
Stage 2 Design & Consents 4/02/2025 30/03/2026
Stage 2 Construction 31/03/2026 4/08/2028
Stage 3 Design & Consents 31/03/2026 11/06/2027
Stage 3 Construction 14/06/2027 28/09/2029
Stage 4 Design & Consents 14/06/2027 22/12/2028
Stage 4 Construction 25/12/2028 1/08/20.
Primary school design & Consents | 19/02/2024 3/02/ ga

Primary school Construction 4/02/2025 @ZOZ 6‘&
2
Figure 3.1 summarises estimated value added g@irectly %Q‘.a if Stage 1B is consented
k sc a

earlier under the fast-track process (“fast-tr; rio”), co if it was consented with the
other stages under the RMA (“RMA scenari ﬁhe results incl%economic value added generated
by firms directly involved in the devel ent inside the,Au d region, as it is assumed all direct
activity is limited to the region. U -a he fast—trac& arie, Te Tauoma begins to contribute value

added to the New Zealand eco quickly to contribute over $40 million (in 2016

dollars) in 2023. Direct valu

022, ramping

employment arisin 023. The be additional residential capacity is also delayed under the

peaks in& 4 2027 with $56 million.
Under the RMA scenario, effect ar@ d out a year, with no economic impact including
N't

RMA scenario.
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Figure 3.1- Direct Value Added Sustained by Year — RMA and Fast-track scenarios

When considering the time value of money (i.e net present value or NRV), the fast-track scenario
contributes $14m more in direct value added than the\RMA scenario. The'difference is a result of the
delay under the RMA scenario of construction which'means a greatefireduction in the present value of
future benefits through discounting. If it wene not for the fast-track process set up by the Act, Stage 1B
would need to be consented through thesnormal consenting process. This is expected to add around
12 months onto all future timings. As.comstruction is thesareawhere most of the spending is directed,
by the time it starts to add value toithe economy, these‘inflows are discounted significantly more than
the scenario with Stage 1B béingiyconsented assa,fast-track consent. Thus, as future periods are
discounted more heavily, foritwe,scenarios ‘withiidentical direct spending amounts, the one which is
first to begin will generate the greatest bepefit for the local community.

3.2.2 Employment

Under the fast-traek scenario, directly sustained construction employment begins at the start of 2022
and is ststained through_to 2030. This employment is primarily in construction but also includes
professignal services'employment. By the end of 2030, the fast-tracked scenario could have directly
sustained a cumulative total of around 5,470 FTEs across a range of sectors. At its peak in 2027, the
constructiong€any sustain an estimated 819 jobs. On average, the entire construction project is
estimated to create 608 employees annually. This is shown in Figure 3.2, which summarises estimated
total FTEs or MECs’ sustained directly by the Te Tauoma development under the fast-track scenario
and the RMA scenario. The results include annual employment estimated to be sustained inside the
Aucklandsregion, as it is assumed all direct activity is limited to the region. Local jobs are not limited to

7 Modified Employee Count (MEC), this measure adds working proprietors (not registered as employees) to Statistics New
Zealand’s Employee Counts to provide a more accurate measure of actual employment by sector and location.
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occurring on site, as construction companies for example will have office-based staff included in
estimated ratios, as well as other professional service employment located around the region.

Figure 3.2 - Direct Jobs Sustained by Year - RMA and Fast-track scenarios

By comparison, if Stage 1B were consented,under the RMA, theré isa longer time period estimated for
approval. This means that constructien'dées not start tillsthe 2023 and runs till the end of 2031. While
the number of jobs does not change (as it is assumedythere are no total cashflow variations), the
employment benefit is delayed/by the RMA process:

3.3 Total Economic Impacts

M.E’s analysis of value added, and'employment sustained (above) considers only the direct economic
impacts. That is,xthe effects that.are directly associated with the amount of expenditure required to
developsthe site. From a comprehensive economic impact perspective, ‘indirect’ and ‘induced’ impacts
—also knownas flows0n impadts — are also relevant. These reflect the additional activity, stimulated by
Te Tauoma, acr@ss theijwhole economy. Many of the products required in construction are
manufacturedsby.industries based in Auckland. Therefore, as a construction demands more girders,
wall panels and so on, the manufacturing sector increases output to meet these demands. In addition,
when more laboeur is required, the workers are paid wages which they then spend at retail outlets
generating more demand for goods and services. Thus, the indirect and induced impacts measure how
much additional activity the direct spend will stimulate.

Based on the MRIO modelling, if the development of Te Tauoma development is fast-tracked, it will
stimulate a total of $724 million of direct plus indirect value added (GDP). Once the induced effects are
included, this rises to $837 million value added (GDP) across the duration of the development under
the fast-track scenario. The fast-track scenario is also projected to indirectly contribute to sustaining
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the employment equivalent of 13,842 FTEs® working for a year, once the indirect and induced effe
are included. While all the direct impacts are assumed to occur in the Auckland region, the indirect
impact of the proposed development will have effects reaching the rest of the North Island and the rest
of New Zealand as raw materials and intermediate materials are imported to meet the additional
demands of this construction.

3.4 Fast-Track Benefits

It is important to note that Economic Impacts are not the same as ‘benefits”, however for.the purposes
of this report, economic impacts in the form of contribution to GDP and employment have been used
as proxies for benefits.

When the Total Economic impacts of the two scenarios are compared, differences arise based on the
timing of the benefit flows. Due to the discounting of future activity, value added is greatef. under the
fast-track scenario. Intotal, in net present value terms, the fast-trackiscenario generatesiapproximately
$35m more value added (GDP) than the RMA scenario in the Auckland economy,‘When ineluding both
indirect and induced effects. At the national level the fast-track scenario stimulates $40m more
contribution to GDP in NPV terms than under the RMA scenario.

The following graphs demonstrate this by showing thexfullFeconomic impaet from the MRIO model of
both scenarios measured by discounted (using NPV) value added!

Figure 3.3: Direct, Indirect and Induced@alue added effects Fast-track scenario (NPV)

8 Defined as the employment equivalent of a full time job for one person for a full year.

9 Economic Impacts are the effects a project has on the economy, such as increased activity and employment, contributions
to GDP etc. Benefits to the community flow from these effects — Household incomes, government incomes, retained earnings
etc.
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Peak delivery of contribution to GDP under the fast-track scenario occurs in 2026 with just under $140m
of Total GDP delivered by the development’s construction. Under the RMA scenario this peak occurs 1
year later and is slightly lower.

Figure 3.4: Direct, Indirect and Induced Value added effects - RMA scenario (NPV)

3.5 Summary of Fast-Track Benefits

The development of Te Tauoma; fromeeivil engineering.and'site preparation work leading to the sale of
apartments and through to<econstruction, is(estimated to directly sustain employment equivalent to
5,470 FTEs working for a year within the Auckland economy. In addition to that, it will indirectly sustain
considerable local jobs,across the supply‘chainvin a range of sectors. A Fast-Track consent will mean
that construction related’employment can begin sooner and during a period when it will deliver the
most value to logalfconstruction businesses facing a projected downturn of growth in an uncertain
economic ¢limate. A Fast-Track consent is estimated to bring the peak of the development’s activity
forward bysanéstimated 12*months.
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4 Housing Supply

In considering whether the project will help to achieve the purpose of the Act, the

Minister may also have regard to whether the project will result in a public benefit

increasing housing supply.

The population of Auckland is expected to grow significantly over the long term. The Orak

rising to around 93,000 in 2043. This long-term growth in household numbers i
where household numbers are projected to increase by around 1,100 househal
household numbers reflect the number of dwellings demanded, residential xu

developments, particularly higher density housing, to be construc

with this additional 1,100 households each year. This highlights d for
Orakei Ta

Figure 4.1: - Projected Household Numbers for Orakei TaQArea
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@akleﬁamakl Ward

10 Source: ME Area Unit Households Projections — Market Meter.
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The proposed development at Te Tauoma is planned to increase the housing supply by deliver
approximately 1,500 residential apartments in total within the Orakei Tamaki area — Stage 1B (the
subject of this application) is expected to deliver some 191 dwellings. The total build can be achieved
by 2030, provided a Fast-Track consent is obtained for Stage 1B. The development represents a
significant addition to residential capacity in the area. Providing capacity to meet residential demand
in a timely manner, helps keep home ownership affordable. Higher density residential apartments
translate to lower priced units (all else being equal) and subsequently lower housing costs, due to the
lower amount of land on a per dwelling basis. The development therefore provides greater
opportunities for more affordable housing®* compared with no development proceeding.. Under the
fast-track scenario, the dwellings are likely to come to market earlier, helping, alleviate @ housing
shortfall in the short term and helping ensure demand is met at as low a price as possibles

Based on our assessment, we believe the project will result in a public benefit by.increasing housing
supply in the Maungakiekie-Tamaki Local Board and consenting Stage 1Bwunder the Act would mean
that this benefit and increased supply could be provided sooner.

11 “More affordable” in a relative sense. The resulting dwellings may or may not meet existing definitions of affordable housing.
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5 Conclusion

The proposed construction of the Te Tauoma development is expected to positively contribute to the
future economic and social wellbeing of Auckland, and through flow on effects, other areas of New
Zealand. To be eligible under the COVID-19 Recovery (Fast-Track) Consenting Act 2020, projects must
meet several criteria set out in the Act. As discussed throughout this report, the proposed development
project will result in economic benefits for an economy affected by COVID-19 and will assistwin
sustaining the large construction sector (and many other sectors) within the Auckland region (including
upstream suppliers) suffering as a direct and indirect result of a downturn in economigiactivity and the
uncertainty of the economic climate.

Once fully developed, the project will deliver approximately 1,500 apartments,into.the Orakei Tamaki
area, of which some 191 are the subject of this Fast-Track application. The total development equates
to approximately 3 years of average growth. The area is forecasted toyhave a 28,000 increase in
households between 2018 and 2043, which will induce demand,forinew housing. The scale of Te
Tauoma represents a significant contribution to the supply of housing in the area. Inyaddition, the
development will help ensure that the Auckland Isthmus has a rangé of residential options available for
prospective households as well as help sustain Auckland’s apartment construction sector.

The Te Tauoma development will also contribute'directly to the‘economic growth of the Auckland
Region and indirectly to the rest of New Zealand. The construction is.expected to create $288m in direct
value added in the Auckland Region acrosst9 years, sustaining’5,470°FTE job years. When taking into
account indirect and induced effects, thé value-added effectincreases to $837m sustaining 13,840 FTE
job years across 8 years.

The benefit of using the Fast-Track'consent pathway, to,consent Stage 1B of the development is clear.
Local jobs, primarily in the“%construction settor are created in the short-term future, with the
construction expected to begin in 2022 12, months sooner that could be likely under a traditional
resource consent approach (RMA scenario).. While building consent data shows that recent levels of
construction activity are'likely to be maintained over the next 6-12 months, the outlook beyond that is
highly uncertainiand there is a reahriskithat construction activity will slow, putting local jobs on the line.
It is also_unelear how the large-scale commercial construction sector has been affected by COVID-19
and what/the outlook,is far firmswhich specialise in this type of construction.

Numerically, providing consent under the COVID-19 Fast-Track pathway for Stage 1B of this
development’generates a net additional contribution to GDP of approximately $58m in current dollar
terms.
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Appendix A —10 Model Assumptions

The following assumptions were made in order to run the input-output analysis:

The analysis is based on a series of estimates for project expenditure and the timing of projeet
stages. Annual expenditures are used, and the impacts are calculated based on the yearssin
which they are expected to occur.

Itis assumed that all direct expenditure of the development is received in the Auckland region.
This was made for simplicity and the high likelihood that the majority of spending isidirected to
Auckland as it is the region which surrounds the site and as New Zealand’s major financial and
service hub, has the capability to be largely self-sufficient in completing the development.
Only Stage 1 had detailed budgets which broke down costs into specific'eonstruction tasks and
services (i.e cost for laying foundations, cost for build frame, electricians, plumbers etc). The
split of these were then used to inform future stages where relevant:

Other costs are assumed to be spread evenly across the development stage in whichthey are
expected to occur (total cost/years).

Two scenarios are used, one which reflects approval of a CQVID-19 Fast-Traek consent and the
other a delayed consent, which reflects the standard process under_the RMA (RMA scenario).
STVL have estimated that the timing differencefistaround 12 months and no changes in
expenditure are provided.

The results of the input-output model are discounted (exceptfomemployment) annually at an
annual rate of 5%, which is line with ¢he default discountyrate recommended by Treasury NZ.
Inflation is not accounted for.
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