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1 Introduction

Wooing Tree Development LP (WTD) are seeking a consent under the COVID-19 Recgvery
(Fast Track) Consenting Act 2020 to intensify and accelerate development outcomeshan
their land adjacent to the Cromwell Town Centre to help sustain construction sector Jobs
in the sub-region, increase urban housing supply in Cromwell and gb&tter align
development with the Central Otago District Council’s (CODC) Cromwel™\aster Plan{—
Spatial Framework. WTD have commissioned Market Economics LimitedwW.E) to @ssass
the economic effects (costs and benefits) of the proposed conseht pwéject.

1.1  Scope of Assessment

The WTD site is currently a working vineyard with tasting rooms'thatis zoned in the opérative Central Otago
District Plan (through Plan Change 12) for urban development:™ The District Plan enables up to 210
residential allotments spread across several residential zone types and attourism focussed commercial
centre that is vineyard themed in a bespoke busifiess zone:

The first stage of residential subdivision has been consented. Those 33 lots are under construction and are
currently being marketed. WTD are seeking,a Fast Track subdivisien consent to not only speed up the
subdivision approval process for the balanpce of the site, but te increase the dwelling yield and move the
location of the commercial centre t6 improve its econdmic viability and enhance the flow-on benefits for
the Cromwell Town Centre ongsthe ‘opposite side_of State"Highway 8B. Such changes would otherwise
require a private plan change followed by subdivision consent applications which would add considerable
time and uncertainty to the development process. Such delays can be avoided if a Fast Track consent is
approved.

This report is focussedon the project’s economic benefits and costs (in total, relative to the permitted
baseline andwelative to a plan change approval pathway), including the benefits that would be delivered to
a sub-region significantly impacted/by COVID-19. The proposed changes to the Wooing Tree site do not
seek to change the nature of{development able to occur on site or the role or scale of the commercial
centre.Rather, thé key aspects of the project that form the basis of the assessment are:

a) thé netincrease of maximum residential allotments from 210 (plan enabled) to 309 (proposed)
(i.eathe economic and social effects of up to 99 additional allotments on site),

b) sthe gross effect of approving subdivision of 276 residential lots in one go (being 309 proposed
Iots less 33 stage 1 lots that already have subdivision consent),

c) the net economic and social effects of a more consolidated centre area directly opposite the
Cromwell Town Centre (i.e. the effects of a different location and shape of the commercial centre
on the site), and

d) The gross economic effects of developing a new commercial centre that will enhance Cromwell’s
tourism experience and support Cromwell’s tourism recovery and sustain long-term jobs.
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1.2  Approach and Report Structure

In light of the nature of changes proposed by WTD, which do not change the nature and role of activity
anticipated on this site, this report is relatively high-level. To help place economic benefits and.costs
anticipated to be delivered by the project into perspective, section 2 of the report describes the
development location and wider study area (sub-region), Cromwell’s role in that sub-regioniand the
impacts of COVID-19 on the sub-region’s economy based on available data.

To assess the net and gross effects of the proposed residential development, we provide an assessment ef
the dwelling demand, capacity and supply context within which the proposed increasein'dwelling allotment
yield will fit. To address this, M.E have limited their assessment to an up@ate.of dwelling demand and
sufficiency of capacity previously used to inform the Plan Change 12 hearing¥,rélying on analysissmore
recently carried out by M.E (for Plan Change 13 to the Central Otago,District Plan). We'include in the
residential assessment a brief update of housing market indicators'and jthe relevancé of the Cromwell
Masterplan — Spatial Framework. This material is covered in Section,3 of this report:

To address the commercial centre component of the project, weledbmment on the economic effects of the
new centre location (and form) relative to the Town Cehtre and how thesetwo commercial precincts will
interact. This is followed by a brief discussion én/the,ecenomic bengfitsiof'the new centre per se on
Cromwell. This is covered in Section 4 of this report.

Section 5 provides analysis on the employment impacts anticipated in the short-term from the total
development as a result of a Fast Track consent approval._Section"6 summarises overall conclusions on the
economic and social costs and benefits of a Fast Track subdivision consent for the Wooing Tree Estate
project.

1 The plan change that enabled up to 210 residential allotments and vineyard themed commercial village. M.E provided evidence
on behalf of the landowners at that time.
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2  Study Area and COVID-19 Impacts

This section places the project site in context geographically within Cromwell and the grider
sub-region which is essentially the triangle formed by Cromwell, in Central Otago ict

(COD), and Wanaka and Queenstown in neighbouring Queenstown Lakes Distri

and the rural areas surrounding each centre. Collectively, this sub-region ha ered the (L

most significant impacts (in percentage terms) arising from New Zeal ponse
COVID-19. These are discussed briefly so that the importance of acc g resu@
and commercial construction activity can be appreciated. \

2.1 The Site, Cromwell and Sub-Regi {d d\
onthe no

r f State Highway
ce) of the Cromwell Mall —

Wooing Tree Estate (the site), is located within the Cromwell
8B and east of State Highway 6. It falls entirely within 700m (str t line dis

being a central location of the town centre. Parts of the e between 2 of the centre of town.
The site is highly visible and an easy walk to both ntre apd e Figure 2.1). As a greenfield
been recognised for several

site currently zoned for up to 210 residential & nts, Wooi : i
years now as an important and strategic sit deliver dwellin% ithin Cromwell’s urban area.

Figure 2.1 —Location of Wooing Tree¥ t@thin Cromwel\Urban Area (Source: CODC Spatial Framework)

Toom in of the Spatial Framework Plan
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Cromwell is one of two main urban centres in Central Otago District (COD). It serves the north of the district,
while Alexandra serves the south. It has been experiencing strong growth in its resident population in
recent years, as have Cromwell’s satellite urban settlements (Bannockburn to south and Pisa Moorings and
to some extent Lowburn to the north). The lake, climate and relative cost of living are all attractors for
resident households (including retirees and more recently young families) moving to the area a:&s

holiday home-owners and property investors.

Figure 2.2 — Central Lakes Sub-region — Distances Between Central Cromwell, Wanaka & @town
a

Cromwell — Wanaka
54km

Cromwell — Queenstown
(via Kawarau Gorge 59km

The Cromwell Basin is a key horticultural growing area. Recent investment has seen the land area planted
in vineyards, cherries and summer fruit expand. Primary production sustains both seasonal and permanent
employment in and around Cromwell, including in agricultural support services and processing/distribution
and wholesaling. Wine making is a key tourism attraction for Cromwell and the wider Basin (with Wooing
Tree wines contributing to that reputation) as are historical heritage values, landscape values and the lake
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itself. Bike tourism is expected to play an increasing role soon with work well underway to complete new
cycle trails that connect Cromwell with Wanaka, Clyde and Gibbston Valley (Queenstown). As the local
population and tourism have grown, the Cromwell economy has become increasingly diversified and more
self-sufficient. It is however still reliant on larger suburban centres for some higher order retail and sérvice
needs.

There exists relatively strong social and economic relationships between Cromwell, Queenstown’and
Wanaka, with Cromwell roughly equidistant from the somewhat larger Wanaka and the ‘much larger
Queenstown, with those distances to Cromwell slightly closer than Wanaka and Queenstown are to each
other (Figure 2.2). The transport links between these three centres support a flow,ofitrade, tourists and
workers (commuters), effectively forming an economic sub-region, referred tothere as the Central‘lakes
sub-region.

2.1.1 Home-Work Travel Patterns

As Cromwell is central to both Wanaka and Queenstown, andydwelling prices,aréwen average more
affordable (Figure 2.3), many households who work in either Wanaka or Queenstown are choosing to rent
or purchase dwellings in Cromwell Ward and commute. Fhistrend'is projectéd te.continue (and potentially
increase) in the future. Therefore, supplying dwellings,infCroamwell is notfjustiimportant for growth of the
local Cromwell/COD economy but is also important for sustaining grewth in'the Wanaka and Queenstown
economies.

Figure 2.3 — Median Dwelling Sales Rrice by Ward — Central Lakes Sub-Region (MHUD)

12=month rolling Dwelling sales prices (actual)

51 250 000

51 000 000

$750 000

$500 000

3950 000

§0

1994 1996 1958 2000 2002 2004 2006 2008 2010 2012 z014 2016 2018 2.

< Arrowtown Ward (12-mth) Cromwell Ward (12-mth) — Queenstown—Wakatipu Ward (12-mth) — Wanaka Ward (12-mth)

The latest journey to work/school data (Census 2018) shows a net outflow of commuters from Cromwell
Ward (Cromwell urban East and West and the surrounding rural catchment ‘Lindis Nevis Valleys’). A total
of 591 residents leave the Cromwell Ward for work/school compared to 435 people that arrive in the
Cromwell Ward from elsewhere (Figure 2.4).
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e A total of 108 residents leave the Cromwell Ward to work or go to school in Wanaka (and
surrounding Upper Clutha Valley). This is a net outflow compared to 51 people who live in the
Wanaka / Upper Clutha Valley that arrive in the Cromwell Ward.

e Atotal of 234 residents leave the Cromwell Ward to work or got to school in Queenstowny the
Wakatipu Basin. This is a strong net outflow compared to just 6 people who live™in the
Queenstown / Wakatipu Basin that arrive in the Cromwell Ward.

Figure 2.4 —-2018 Work and School Commuting Destinations by Residents in Cromwell &indigNevis Valléys

Departures

leave Cromwell East, Cromwell West, and Lindis-Nevis Valleys to for
work or school. Frankton, with 141 departures (3%) is the top destination outside of these 3 areas. To
depart to work or school, people in these 3 areas most often drive a private car, truck or van (42%).

Departure Modes (NZ.Stat)

Dri\le -

Lindis-
Nevis Other
ot Valleys
Wakatipu 5 b,
Ssenger
Wakatipu
Warren Basin
Park Walk
Cromwell

East Cycle .
Frankton

Bus I

Ferry

Commuter View

2.2 Direct Impaet— Tourism Sector

Baséd on Infometrics data?, the tourism sector (which is made up of a number of industries) contributed
an‘estimated’$107m te the COD economy in 20193, up 12.5% on the year before and total growth of 386%
since 2000 (Figure 2.5). It supports an estimated 1,522 jobs which account for 11.6% of total 2019
employment in the district. In 2019, tourism was the fourth largest sector in the district economy in GDP
terms, wheh compared against the Agriculture industry (14%), Construction industry (13%) and Electricity
Generation industry (8.5%).

Therscale and role of COD’s tourism activity is very small compared to neighbouring QLD, but the two
tourism areas are not independent of each other (due to proximity and road routes). Tourism activity in

2 https://ecoprofile.infometrics.co.nz/Queenstown-Lakes%20District/Tourism/TourismEmployment and

https://ecoprofile.infometrics.co.nz/Central%2bOtago%2bDistrict/Tourism/TourismEmployment

3 GDP data is only available for the total district from this source.
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Cromwell in particular is strongly connected to tourism in Wanaka and Queenstown. The tourism sector
contributed an estimated $1,703m to the QLD economy in 2019, up 10.3% on the year before and total
growth of 660% since 2000 (Figure 2.5). It supports an estimated 19,064 jobs which account for 63.5% of
total 2019 employment in the district. In 2019, aggregated tourism related activity dwarves allfother
industries in GDP terms. On its own, the Construction industry contributes GDP of $327m (10.7% of district
GDP).

Figure 2.5 —Tourism Contribution to GDP in Central Otago and Queenstown Lakes District2000%19

COD Tourism GDP ($m) QLD Tourism GBP ($m)
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The MBIE COVID-19 Recovery Dashboard includés data on electkonie,spending on retail and services by
domestic and international card holders by week anddistrict®. Figuré:6 shows the significant impact that
various lockdown stages have had on totalspending in the Central/lakes sub-region (by TA) between late
March and mid-May.

While significant at its lowest point (spending down -57.5% in COD in the week ending April 26", the 19"
worst affected TA in percentage terms in the time-period graphed), the district was less impacted than
neighbouring QLD and recovered faster. Whileytotal spending in COD since late May has shown some
positive growth compared to spending,in‘the same weeks the year before, it is too soon to tell if this will
be sustained over the rest of the,year, ahd Whether this will result in a net increase or net reduction in
annual retail and.service spending in,2020 compared to 2019. It is likely that the recent annual rates of
growth seef in.the"COD tourism séctor will be considerably reduced.

At its worst point, QLD total spending was down 80.4% compared to the same week the year before (the
wéek ending April’ 26™).5This is the second worst single weekly impact in the country (topped only by
Mackenzie District whichrexperienced one week at -82.0%). In contrast with Mackenzie District, QLD have
had no weeks since late May that have had a net increase in spending compared to 2019. While retained
overseas spending’by New Zealanders and domestic tourism has gone some way to offset lost spending by
international visitors (further graphs are provided in Appendix A), QLD’s economy, so largely focussed on
tourism (and international tourism), is not likely to show a positive annual increase in tourism sector GDP
forithe first time in decades. This impact is significant given the large number of jobs directly and indirectly
sustained by tourism in both Queenstown and Wanaka.

4 Full details on the limitations of the data are available here: https://mbienz.shinyapps.io/card spend covid19/
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M.E notes that the trends seen in QLD in Figure 2.6 (and Appendix A) are likely to be more representative
of the experience in Cromwell over that same period, than is suggested by the district-wide average for
COD. However, data for Cromwell ward is not readily available to substantiate the localised impacts.

Figure 2.6 — Total Retail and Service Spending by Week — Percentage Change cp. Same Week in 20

Source: MBIE COVID-19 Recovery Dashboard

: O O
m N

Total Domestic and International Spending by TA, Week Ending{ZOFQ

- -. q’, Q}» '
&E:' ﬁ“? & R@ G
20

Percentage Change Cp. Same Week Last Year

'm ¥ @
| Elueens:crwni& K—i—ﬁentra!ﬂtago Dstrict
2.3 blmpas&— ider Economy

Given the @ance of thg ector in the sub-region, this is causing flow on effects to many in the
wider @ /echom sent. By way of example, Job Seeker Support data from the Ministry of

opme ws that counts are trending back down but are still high in both COD and

L pared t ID-19 levels (Figure 2.7). While Job Seeker numbers are not the same as

ploym @ es(as not all unemployed are eligible for MSD’s Job Seeker Support), the numbers do

eIp us und how employment (and unemployment) is trending in the Central Lakes sub-region.

Figure hows that applications for the Accommodation Supplement are still trending upwards in both
COD a D.

DY
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Figure 2.7 — Job Seeker Support Data by Month for COD and QLD (Source: MSD)

Applications for Job Seeker Support (Work Ready, Working Age Data)

200

100
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g Critral Otago Distri s:owg{a@

Figure 2.8 — Accommodation Supplement A ||cat|ons by Mor@c D and QLD (Source: MSD)

Applications f @mmﬂdatl lement (All Ages Data)
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\ g Central Otago District =g Jueenstown-Lakes District

2.3.1 Construction Sector Impacts

The construction sector tends to grow commensurate with economic growth. As more jobs are sustained
in the Central Lakes sub-region the more households move to the area to take up those jobs and this drives
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demand for dwelling and other commercial construction. Tourism is the key driver of economic growth in

QLD and a strong contributing factor in Cromwell (independently and as a flow-on effect of QLD growth).

While efforts have stepped up to promote the Central Lakes sub-region to the domestic tourism market,

there is nothing that can be done to recover international tourism activity until our international bérders

re-open (and international travel resumes). A downturn in the QLD tourism sector is expected i&

growth in the construction sector across the sub-region. The timing and duration of that aff

associated lags) is not yet known, although QLDC have released new dwelling prOJect|on cena Iast

month that show a period of much slower dwelling growth in the short-medium term fu pared (b
recent growth rates. %

Building consent data offers an ability to measure intended activity in the cq]st \ector i

term future, particularly the next 12 months. Figure 2.9 shows total constr nsents by &r or
total COD, QLD and the combined sub-region. The latter is importAecause ma onstructlon
companies (including group home builders) provide services across t -region. It s t consent
numbers fluctuate between quarters, but historically the trend b incre @constructlon
consent numbers increased in the June 2020 quarter in COD ) but fell in =438). Itis too

soon to tell if the QLD market has started to turn.

Figure 2.9 — Total Construction Consents by Qu@g nd COD O
All Construction Cﬂﬁts {StatlstlcsNZ%&er}

of Consents |ssued per Quarter

CODC Total Construction Consents.

QLDC Total Construction Consents

s "1 tral Lakes Sub-Region Total Construction Consents
--------- Poly. (CODC Total Construction Consents)

--------- Poly. (QLDC Total Construction Consents)

-------- Pol. (Central Lakes Sub-Region Total Constructizn Consents)
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Figure 2.10 shows quarterly consents for new residential dwelling units (a subset of total construction
consents). The same trends in the last quarter apply. QLDC consented 300 new residential dwelling units
and CODC consented another 72 new dwelling units. While this still looks positive for the next 12 months
of construction activity, there is considerable uncertainty for the 12-24 months that follow. &

Figure 2.10 — Residential Building Consents by Quarter in QLD and COD

New Dwelling Unit Consents (StatisticsNZ by Quar‘ter Q %%

:

g 2

g

Count of Consents Issued per Quarter

100

KC{}DE New Dwelling Unit Consents
e ()| O Newr Dwelling Unit Consents
m——— entral Lakes Sub-Region New Dwelling Consents
% * @ --------- Poly. (CODC Mew Dwelling Unit Consents)

--- Poly. (QLDC New Dwelling Unit Consents)

2019 the tion sector directly employed nearly 1,900 workers in COD in 2019 and just over 4,300
workers in QLE is is a combined total of 6,200 construction workers employed by businesses located
within ub-region. It is more Important than ever to keep this large construction workforce in jobs to

ting unemployment and underemployment in the sub-region associated with the down-turn in
x activity. If skilled labour households leave the sub-region due to a lack of work (or business
idence) then this will slow the sub-region’s ability to recover post-COVID-19. The relative proximity of

Queenstown, Wanaka and Cromwell means that large scale construction projects in any one of these urban
areas is likely to provide opportunities for construction businesses throughout the sub-region.
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3 Residential Development

This section examines recent analysis on urban dwelling demand, supply and capacity
within Cromwell urban area and surrounding settlements. This provides the contextwithin
which the proposed net increase in the maximum residential allotment coun®of/the
Wooing Tree Estate (140 potential additional allotments above the status g@ohas well as
the gross effects of accelerating the subdivision approval of 317 new g@Wellings can Be
evaluated and anticipated costs and benefits determined.

3.1 Faster Dwelling Growth Projected Since PC12

Since Wooing Tree Estate was rezoned through Plan Change 12 tothe Central Otago District Plan, dwelling
growth in the Cromwell Ward has been strong, and faster than/Council had previously anticipated. For the
recent Cromwell Masterplan assessment, Council recognised this,and switched to a higher growth outlook
for Cromwell to underpin their growth strategy. For thisreport, M.E’s analysis of demand growth for total
dwellings in the area defined as Cromwell and susroufids®adopts the high growth projection (rebased to a
2018 base year) and is therefore consistent withi€Council’s growth,outlook.(@s shown in Appendix C).

The key figures to consider for this analysistof demand growth{areithe incremental increases in projected
total dwellings in the short, medium, and lohg-term. They aréisummarised below in Figure 3.1°. Given the
focus of enabling urban dwelling capacity inthe Wooingiree\Estate, total dwelling growth in Cromwell and
surrounds has been split indicativelysbetween urban‘and rural/rural fringe demand (based on an approach
adopted in Plan Change 137).

Figure 4.1 shows that Cromwell and surrodnds may expect demand for an additional 970 urban dwellings
in the medium-term’(te,2028) increasing toydemand for an additional 2,320 urban dwellings in the long-
term (to 2048)2,

5 See map in Appendix B.

6 Figure 4.1 is consistent with Figure 1 of N Hampson’s Summary Evidence, PC13.

7 M.E assumed that 10% of total dwelling growth in the catchment in future years would be directed to non-urban property
typologies (i.e. rural residential, rural lifestyle or rural lots). The urban demand growth therefore relates to capacity within the
Cromwell urban area (i.e. the Cromwell Census Area Unit) as well as the urban density areas within Pisa Moorings (and to a lesser
extent Lowburn and Bannockburn).

8 By way of comparison, evidence for PC12 estimated growth of 2,330 additional dwellings between 2016-2043.
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Figure 3.1 — Projected Growth of Urban and Total Dwellings in Cromwell and Surrounds (High)

3.1.1 COVID-19 — Impactsion-Dwelling. Demand Growth?

There is considerable debate atypresent on what impact COVID-19 might have on existing population and
household growth projections throughout New:Zealand. Specifically, the impact on net migration patterns
(as opposed to naturalincrease,.although the two are ultimately linked). COD has experienced strong
growth in recehntsyears, largely driven by net in-migration. Much of that growth has been targeted at
Cromwell®,

In M.E’s yiew, it is toorsoan toftell what impact COVID-19 might have on Cromwell’s future growth rate in
the short and long-termifuture. Most of the recent in-migration to Cromwell is estimated to be from
elsewhere in New 7ealand, as opposed to international migrants settling in the area. This will help mitigate
any potential effects from COVID-19, as many of the reasons that people choose to move to Cromwell are
unchanged (i.euits’climate and amenity, and jobs related to primary production). Cromwell will still be an
attractivVe place to retire for example. It may also attract some of the ex-pat New Zealanders who have
recently.returned to the country. To the extent that Cromwell’s growth is linked to growth in nearby
Queenstown, this segment of demand growth is expected to slow until such time as the Queenstown
economy returns to a strong growth position as discussed in Section 2.

9 Clyde is also a town that has experienced strong growth through in-migration.
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Overall, any future impact on dwelling growth projected in Cromwell and surrounds is likely to be minor in
M.E’s view and felt mostly in the short-term'® future. It is important that planning for growth takes a long-
term view and Council’s existing growth projections (as reflected in Figure 3.1) are considered appropriate
for that purpose.

3.2  Current Estimates of Capacity for Dwelling Growth

M.E have assessed urban dwelling plan enabled capacity (including redevelopment likely to be supplied
over the long-term) in Cromwell and surrounds that could be available to meet projected dwelling growth
discussed above. There have been several estimates of plan enabled dwellings€apacity in Cromwell.and
surrounds in recent years including a snap shot (by M.E) when Plan Change 12 Was heard and anather more
recent estimate during a subsequent Cromwell plan change (Plan Change 13'!)"The latter.drew on data
presented with the Cromwell Masterplan — Spatial Framework.

At the time of Plan Change 12, M.E estimated capacity for dwelling growth withingurban Cromwell of
between 992-1,122 (excluding infill). At the conclusion of Plan Change 13, that figure was refined to growth
capacity for 1,070-1,106 additional dwellings (excludingsinfill). Ineluding estimated infill of 80 additional
dwellings (not requiring any redevelopment), this increaséd to 1,150-1,186.for the period 2018-2048.

Key changes between the two assessments (summarised in Appendix B, inclusive of a map identifying the
various areas of future development capacity) were a reduction’inyacant capacity in Gair Ave and Golden
View Lifestyle Village due to developmentof [ots in these developments and inclusion of vacant capacity in
North Cromwell, Bannockburn, Lowburn; Pisa Mooringsfand adjacent to the Town Centre not previously
included. In addition, estimates of redevelopment/capacity were included during Plan Change 13 as
reasonably likely, bringing thedotalturban dwelling growth capacity likely to be feasible over the long-term
to 1,398-1,500. These are theécapacity figuresirelied.on for this report*?,

3.3  Sufficiency of Cromwell’s Urban Dwelling Capacity

Figure 3.2 Summafises thetanalysishof urban dwelling demand growth!® between 2018 and 2048 with
estimatédiplan‘enabled capacity.and anticipated infill/redevelopment supply over that period in Cromwell
and.surrounds.

The results showi® that there is sufficient plan enabled urban dwelling capacity in Cromwell and surrounds
to cater for projected urban dwelling demand to 2028 if stated (currently plan enabled) capacity in the
Wooing Tree site'?, Top 10 Holiday Park, Gair Ave Final Stage, The Chalets, Sew Hoy Estate, Bannockburn,
Lowburn, Pisa Moorings, Cromwell North, the vacant residential zone site adjacent to the Town Centre and

10 Short-term is considered 1-3 years, consistent with the definitions in the NPS-UD.

11 Which M.E was also involved in.

12 Consistent with M.E’s evidence on PC 13.

13 The portion of demand estimated as rural/rural residential/rural lifestyle properties in the Cromwell and Surrounds catchment
shown in Figure 4.1 is excluded for the purpose of Figure 4.2.

14 These findings are consistent with paragraph 26-30, N Hampson Summary Evidence, PC 13.

15 For the purpose of the analysis, it was assumed that the maximum number of allotments equalled the maximum number of
dwellings. This may underestimate the ultimate dwelling yield of the site.
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estimated remaining vacant infill sites are all delivered to the market (or each largely delivered, as there is
a minimum capacity surplus of 180-216 dwellings). M.E would expect little or no incentive to redevelop
sites during that period as they would be competing with the greenfield developments for a similar product.

Figure 3.2 — Sufficiency of Plan Enabled Capacity for Projected Urban Dwelling Demand 2018-48 O&

S
TS
O

@ M.E’s estimates of greenfield and vacant infill capacity enabled under the ODP could be exhausted
& edevelopment would become more commercially feasible. We would expect only a portion of the
redevelopment capacity estimated for the next 30 years to occur between 2028 and 2033. Capacity may
meet demand by 2033. By 2043, assuming that a further portion of estimated likely redevelopment

potential in the town centre, Cromwell East and West had been delivered, a shortfall of capacity may be
expected. By 2048, this shortfall would be exacerbated.

Page | 15



If all estimated capacity had been developed (supplied), the long-term shortfall in urban dwelling capacity
could be between 820-922 dwellings. Even more optimistic redevelopment outcomes than estimated by
M.E may be unlikely to sufficiently address this projected shortfall of dwelling capacity in urban Cromwell
and surrounds.

M.E’s analysis highlights that additional urban dwelling capacity is needed to address the long=term
shortfalls anticipated as a result of projected demand growth in Cromwell and surrounds based omwhat is
currently able to be estimated through the Operative District Plan and what M.E believes toybe realistic
assumptions about the yield for some greenfield sites and redevelopment potential™Timing-wise, that
additional capacity needs to be enabled within the medium-term future to avoid constraining long-term
growth.

According to the Council’s preferred strategic growth option (i.e. the.Croamwell Mastgrplan — Spatial
Framework), any additional urban capacity needs to be found within th€"eurrent urban extent,of Cromwell
(and not in the satellite settlements). Any substantial increase in urban,.capacity would(in the absence of
the Fast Track option) require plan changes to increase densities, rezone rural land, @r,remove existing
designations for open space. While the Cromwell Masterplan —Spatial Framework identifies some potential
solutions for this, there is no certainty of such outcomes/@tithe present time.

3.3.1 Effect of Net Additional Wooing Tree Capacity

WTD’s proposed additional capacity within the Wooing Tree site”(a net increase of 99 residential
allotments) is illustrated (see sticks at the’end of the bars) insRigure3.3 in terms of the impact it would have
on projected medium-term surplusesiand,long-term shortfalls of urban dwelling capacity in Cromwell and
surrounds. This analysis assumes a\1:1 relationshipsbetween allotments and dwellings, so is potentially
slightly conservative. When viewed'in this way, the gtaph clearly shows that the proposed net increase in
capacity would make a positive and valuable contribution that helps address a portion of the projected
long-term shortfall of dwelling’capacity.
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Figure 3.3 — Impact of Net Increase in Wooing Tree Residential Allotments on Projected Capacity Shortfalls

3.4 Economic.and'Social Benefits and Costs

Many ofsithereconomie costs and benefits of the proposed changes to residential capacity in the Wooing
Trees/Oyerlay Area are the same as when Plan Change 12 was originally proposed, but the baseline of
anticipated development has changed and so the scale and significance of the benefits and costs is
moderately(less. At the time of Plan Change 12, the net increase in residential allotments (assuming
conservativelytoné dwelling per allotment) was 162 (210 proposed allotments less the then operative
capacity for 48 allotments!®). Now, the net increase is 99 additional allotments.

Anticipated economic and social benefits of the proposed net increase in residential capacity are
summarised as follows:

e |t creates additional capacity for residential dwellings (over and above the current zone
capacity) that will more effectively help meet projected demand by residents (and holiday

16 See for example page 5 of the Decision on Plan Change 12.
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homeowners) in the Cromwell urban area. The more intensive zoning helps to address a
projected long-term shortfall in residential zone capacity.

The further increase in density will supply a greater number of smaller lots which aligns with
strong projected growth of one and two person households. Higher density residentialrlots
translate to lower priced sections (all else being equal) and subsequently lower housjmgrcosts.
The plan change therefore provides greater opportunities for more affordable housing!’
compared with the status quo.

The additional supply of dwellings may*® help to reduce rising house pricestwhieh'is a particular
benefit to first home buyers and those on lower incomes. Appendix E'shows that since Plan
Change 12, house prices and rent prices in Cromwell urban<area have continued to rise
(increasing 19% and 11% respectively between June 2017 and Mareh2019). During thexsame
time, the supply of new houses in the Cromwell urban area_incfeased by 5% or:120 which was
less than the increase of dwellings elsewhere in the Cromwell Ward (132 or 15%).

The proposed net increase in capacity will result in“a,greater number of future households
strategically located with respect to commercial andicommunity facilitiesiin Cromwell. Wooing
Tree Estate is within walking distance of the Cromwell Town Gentre and the Lake and is an
efficient and high amenity location fossfurther intensification “and contributes to a well-
functioning urban environment.

Increasing the dwelling capacityWithin the Cromwelliurban area helps to ensure that future
urban density growth is directed,tojand concentrated within, the main urban township and not
dispersed throughout the Cromwell Basin settlements. The increase in density is consistent with
and helps Council to achieve the strategic growth direction of the Cromwell Masterplan — Spatial
Framework, as shown inFigure 3.4, whereé\Waeoing Tree is now one a number of areas identified
for medium/high density housing.

The net inerease in dwelling yield helps support a more compact urban form compared to the
status quo, reducing pressureto zone more greenfield land, including outside the current urban
extentsof Cromwell. Benefits of a more compact urban form include (but are not limited to)
greater’social connectivity, increased safety, more efficient use of infrastructure, increased
public transportefficiency and reduced travel distances.

The netinereasetin’dwelling yield provides greater opportunities for employment and economic
growth 'during the construction phase of the Wooing Tree Estate. These benefits are
significantly higher than those delivered under the operative zoning and are discussed in detail
in'Section 5.

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

COD.

18 Increasing supply is not always effective in reducing price rises as there are multiple factors at play.
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Figure 3.4 — Cromwell Spatial Plan — Future Land Use Showing Wooing Tree Site

AI%@W“O | costs of the proposed net increase in residential capacity are summarised

reduction in the range of lot sizes within the Wooing Tree Estate and in particular
d opportunities for supply of low density (i.e. 1,000sgqm minimum) lots in this part of
@romwell. In saying that, such outcomes are no-longer anticipated within the Wooing Tree site

reauce

according to the Spatial Framework.

\: e A greater density of dwellings may (but not necessarily) be developed on the site where it
interfaces with other existing residential zones. This may have consequent effects on visual
amenity and privacy of adjoining properties. M.E does not anticipate that the potential for such
changes will result in any loss of economic value for existing dwellings that is more than minor
(if any effect can be established).
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e More intensive residential land use places additional pressure (and costs) on existing
infrastructure (including ‘other’ infrastructure such as schools) within Cromwell. This is however
mitigated by increased rates revenue generated on site in so far as it relates to Council
infrastructure.

e The proposed densities will generate greater traffic on the surrounding road network: Thisiis
anticipated to have less than minor effects on the wider community as outlined in Mr_Carr’s
traffic assessment.

e Increasing residential capacity in the short term may help slow the rise in Cromwell’s land values
(and therefore house prices). This may reduce capital gain for “existing property
owners/investors in the short-medium term.

Overall, M.E consider that the anticipated economic and social benefits of the proposed, net increase in
residential allotments in the Wooing Tree site (although not all quahtified or monetisedhare likely to
outweigh the anticipated economic and social costs. On that basis, the/proposal is considered a more
efficient use of the land.

The gross benefits of approving subdivision of 276 residential lots, (309 inclusive of 'stage 1 lots) through
the Fast Track consent pathway include:

e Reducing the time frame within whichytitles can be releaséd to the market and house
construction can begin on the balance of'the site.

e Increasing choice and competition within the “residential development market of urban
Cromwell over the short<term:.

e Increasing the supply of. dwellings in Cremwell that are feasible and likely to be realised.

e Increasing businessyconfidence in the sub*region construction sector (including manufacturing
suppliers).

e Sustaining more construction‘employment during a period of expected slower growth (see
Section 5\for further detail).

o 'Seoner delivery ofithe roundabout and pedestrian underpass on State Highway 8B as required
under Plan Change 12 (completion at the end of September 2021 compared to May 2023
accordingito figures supplied by WTD). This new infrastructure is likely to deliver a number of
access and safety benefits for road users and pedestrians in the vicinity.

e Saves on potential costs (including time and resources) faced by Council that would be needed
to process and hear a plan change and subsequent consents where those costs are not 100%
recovered from the applicant. Savings passed on to ratepayers. Frees up Council resources to
work on Spatial Plan implementation/district plan review.

The.gross costs of approving subdivision of 276 residential lots (309 inclusive of stage 1 lots) through the
Fast Track consent pathway are potentially limited to greater congestion and nuisance effects for
surrounding areas associated with a greater scale of construction potentially on site at any one time that
may otherwise have been the case. For example, over the 4 remaining development stages planned, the
increase in dwelling yield could mean on average 69 lots released to the market per stage compared to 44
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per stage under the operative dwelling yield (a net increase of 25 lots per stage lots able to start
construction).

the project (although not all quantified or monetised) are likely to outweigh the anticipated gross ec c
and social costs. On that basis, a Fast Track consent is the most efficient approach to achieve the®
development outcome.

Overall, M.E consider that the anticipated gross economic and social benefits of the residential aspﬂgic
mi
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4 Commercial Development

The intent of the operative Business Resource Area 2, to deliver a tourist oriented ‘vingyard
village’ themed commercial centre with Travellers Accommodation that complement{sthe
Cromwell Town Centre, remains the same in the current proposal. The only @anges
proposed are the shape and location of the commercial centre (which in turnff@mnoves the
need for proposed setbacks on the boundary of the Residential ResoupeBsAtrea 6). THIs
section briefly examines these physical layout changes relative to the Sigtus’quo in ferfas
of anticipated costs and benefits.

4.1 Changes in Form and Location of the Village

During Plan Change 12, it was M.E’s evidence that the tourist village'at Wooing Tree aligns with the strategic
direction of Central Otago Tourism. From an economic perspective; the concept expands an existing tourist
business (The Wooing Tree Cellar Door) into a more ¢comprehensive, year-round tourist destination by
grouping complementary tourist-focussed businesses together. It expands the'number of unique places in
Cromwell that tourists can visit and spend time {and‘money) — offering a'point of difference from the Arts
and Culture Precinct and a greater depth of offer. It €aters for boeth day.and overnight visitors. Importantly,
it increases the capacity of Cromwell to meetto the needs of prgjected growth in visitor numbers (as well
as the capacity to host weddings andyotheér functions). Insshort,"M.E considered that the concept of a new
tourist focussed village would strengthen,Cromwell’s position in the tourism market and help meet growing
visitor demand.

M.E retains this view today.

Itis M.E’s understandingthat the locatiomand,shape of the operative Business Resource Area 2 zone sought
to balance the following:

o (Potentially retaining the Cellar Door in its current location (particularly in the short-term),
including the relationship between the cellar door site and the water storage pond and the
amenity this potentially added for functions/weddings;

e Managing.effects on neighbouring residential properties to the north of the Wooing Tree site
(using setbacks);

e Providing some exposure of the village to State Highway 8B to help ensure it becomes a visible
and commercially viable destination, including for pass-by traffic; and.

e Ensuring connectivity with State Highway 8B to help facilitate a flow of pedestrians/visitors
between activities at one end of the Wooing Tree site and the Cromwell Town Centre (and
adjoining Travellers Accommodation on Barry’s Avenue for example) at the other end.

Consequently, the shape of the Business Resource Area 2 was elongated and would result in a ribbon of
low intensity development. Site coverage across the zone was low which provided for more open space
around the commercial activities. When developed, it would divide the residential zoning of the Wooing
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Tree site into two areas (the area to the east and west of the village). The operative zoning is shown in the
left hand image of Figure 4.1.

proposed centre is located on the southern boundary of the site sleeving the road entrance (round

off State Highway 8B. It no longer dissects the residential areas of the Wooing Tree Estate. It adjoirﬁ
to residential zoned land (new development) within the site and no-longer enables business acti be
developed next to an existing residential zone. It has a longer road frontage along State@ay 8B that

will increase visibility to and from the Town Centre. O
*

Figure 4.1 — Proposed Change in Shape and Location of the Commercial Cenire
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Figure 4.1 (right hand image) shows the proposed shape and location of the commercial centre. The
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M.E is of the view that all thesestabli et@i of the Business Resource Area 2 are further enhanced
by the proposed ch % to the locatio hape of the centre.

The propose @of the cenrovide a denser form of commercial and travellers accommodation
“change,

the maximum GFA footprint and total GFA cap provisions of the

developm though no

opera compared to status quo. The advantage of this configuration is that it enhances the

c% i Q ities within the centre to each other (Figure 4.2). This improved proximity and
ithindhe

ility wi tre extent will encourage pedestrian movement (walkability), facilitate cross-
@1 ping a ease the concentration of people activity — enhancing vitality and vibrancy. All these
spects will “h ontribute to the social and economic wellbeing of centre visitors, residents and

busine@establishing in the centre.
understanding that the proposed centre is smaller in land area than the operative Business
rce Area 2 (indicatively 2.2ha compared to 2.8ha). While this creates the benefits associated with

e
&olidation of activities within the centre discussed above, the consequent effect is that there is less non-
building area, which may or may not mean less potential for open space or landscaping. This effect is
however, something that could be assessed at a building consent stage.
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Figure 4.2 —Wooing Tree Proposed Tourist Village Site Plan
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Centre. There will be an i/% percepti t the tourist oriented village forms part of the wider Town

Centre but with no change to'its com n@ role due to rules that manage the type of businesses able
' e

imp

the consolidation of commercial, retail and Travellers
cation centred around the Cromwell ‘Big Fruit’ sculpture. The closer
ill mean that shoppers may be more likely to park on one or other
etween the Mall and the village than would otherwise have occurred
posed location also provides the opportunity to make more travellers

ss-by traffic on State Highway 8B, which may help facilitate greater awareness

visitor destination.

Cromwell Masterplan — Spatial Framework

Croamwell Masterplan — Spatial Framework sets out the strategic direction to achieve a re-imagined

ell Town Centre, including the way that the Town Centre will connect and interact with neighbouring

commercial and residential zones. In M.E’s view, the proposed changes to the location and configuration
of the Business Resource Area 2 better complement the desired outcomes for the Town Centre and may
help to stimulate investor confidence in the Town Centre more than would otherwise have occurred under
the status quo.
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Aspirations within the Vision of the Cromwell Masterplan — Spatial Framework include (but are not limited

to) the following:

An attractive, vibrant and thriving heart for Cromwell,
Enhancing how Cromwell functions, and

A thriving and competitive local economy supported by available resources.

The relocation of the commercial centre (vineyard village) within the Wooing Tree site supports these

aspirations because:

The proposed concentration of the centre on State Highway 8B.around,the main entrance to
the Wooing Tree site will more effectively add to the critical mass of the‘Town Centre interms
of built form and people activity. Further, it will contribute tosa sense of arrival to the Town
Centre.

The Wooing Tree vineyard village will be a visitor precinctithat can better support The Gateway
Precinct of the Cromwell Town Centre as defined'in page 51 of the Spatial Framework in the
proposed location (see also Figure 4.3). Addedsto this)the Town €entre Precinct Spatial Plan
identifies potential for mixed use buildings te‘be/enabled/developed north of Murray Terrace
onthe corner of Barry Avenue (pageid7): These would furtheractivate the road, pedestrian, and
visual connection to the proposed location’of the commercial centre (village) and facilitate the
commercial link between the village and the Mall.

The improved ease of shopping/moving between the village and the Town Centre (because
relative distance is reduced)iimproves the functionality of this part of the township.

The greater proximity of Travellers Accommodation will increase the opportunity for Town
Centre businessesiytoattract guest, expenditure (i.e. as distance is reduced, Town Centre
businesseés such as'food and beverage providers will be able to compete more easily against
equivalent businesses locatedywithin the village).

Principle 8 of the/Strategic Directionyis to ‘revitalise the Town Centre to be attractive and lively’. This is

supported by.@bjective 6: Revitalise the Town Centre. While much of the precinct planning for the Town

Centregis focussed on the@area'within the ring-road of Barry Avenue, Waenga Drive and Murray Terrace,

ong-aspéct/of Objectiver6 is,to:

“Credte impraved.internal and external access (and associated ‘lines of sight’) within the Mall and to its

outer edges. These\include the Big Fruit Reserve, Anderson Park, the supermarket/ Big Box locale west of

Murray Terracepand residential areas east of Barry Ave” (page 25).

Having the Wooing Tree village fronting State Highway 8B is consistent with the direction of Objective 6 in

that the future centre will be increasingly within the ‘line of sight’ of the Mall (and vice versa).

Page | 25



Figure 4.3 — Relationship between the Proposed Wooing Tree Centre Location and Town Centre Precincts
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4.3 Economica |aIB ts'and Costs

e operative Business Resource Area 2 is not intended to

change but the propesed change in configuration (and size) of the centre land area would
support better net nd ec |c comes in Cromwell than the status quo zone. In our view, the
eIopment is enhanced by the proposed changes. This may support
commercial i ent in Cr oner than would otherwise have been the case. The synergies with

& nd this has positive outcomes for Town Centre businesses and the
Town Centre precincts over time (as intended by the Spatial Plan). The
ill provide a more legible environment for visitors to Cromwell, while keeping

The role and size (GFA) o eyard vill

commercial vi fthe cent

entre.

A positive mﬁed of the new location is that the interface between the residential areas and
comm@::entre within the Wooing Tree Estate is reduced (i.e. fewer sections potentially join onto the

QX is likely to provide opportunities to further enhance residential amenity within the Wooing
\ state.

Overall, M.E considers that there are little or no net social and economic costs anticipated or likely to arise
from the proposed changes in location and configuration of the commercial centre. In contrast, there are

(=N

2 a

T <
)
on
)

several net social and economic benefits associated with the proposed changes.
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The gross benefits of approving subdivision of the proposed shape and location of the Wooing Tree centre
through the Fast Track consent pathway include:

Reducing the time frame within which titles can be released to the market and commercial
construction can begin. Based on data from WTD, stage 1 commercial lots could be available to
the market in September 2022 under the Fast Track consent compared with May 2024 undera
plan change pathway. Stage 2 commercial lots could be available to the market in February2023
under the Fast Track compared with May 2025 (Plan Change).

Increasing choice and competition within the commercial development market of urban
Cromwell over the short-term.

Increasing the supply of commercial units/floor area in Cromwellithat are feasible and likely to
be realised. The potentially faster delivery of the commercialcentre will enhance Cromwell’s
and the wider sub-region’s tourism experience and support the tourism recovery.

Increasing business confidence in the sub-region construction sector (inchuding®manufacturing
suppliers), retail and service sector.

Sustaining more construction employment during a period of expected slower growth. This is
discussed in more detail in Section 5.

As in Section 3, saves on potential costs (including timé and resources) faced by Council that
would be needed to process and'hear a plan changé to.relécate the centre where those costs
are not 100% recovered fromthe applicant. Savings(passed on to ratepayers. Frees up Council
resources to work on Spatial Plan'implementation/district plan review.

The gross costs of approving subdivision of the propesed shape and location of the Wooing Tree centre

through the Fast Track consent'pathway are potentially limited to greater congestion and nuisance effects

for surrounding areas assogciated with a greaterirate and concentration of construction activity at any one

time that may otherwise have been the case (When compounded with increased residential construction).

Overall, M.E copsiderthat the anticipated gross economic and social benefits of the commercial aspects of

the project (although not all.quantified'er monetised) are likely to outweigh the anticipated gross economic

and social costs. On that basispa Fast Track consent is the most efficient approach to achieve the intended

development outcome for thefcommercial centre on the Wooing Tree site.
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5 Employment Impacts

This section takes a closer look at the way in which a Fast Track consent will de¢liver
employment impacts to the Central Lakes sub-region considerably sooner that would\oe
the case with a plan change request followed by resource consent pathway. The akility to
sustain construction jobs in the near-term future is significant in a sub-regigfwhere the
economic and social impacts of COVID-19 have been substantial, asfha\very large
construction sector has previously been sustained by tourism fuelled ggoWwi. If appfoved
under the Fast Track Act, this project will provide many residéntia®apd non-residential
construction companies with a degree of certainty on upcoming%eVenue opportunities in
a time when the future business outlook is increasingly ungértajn.

5.1 Approach

5.1.1 Direct Spend by WTD (Developer Spend)

This analysis relies on WTD estimated cashflow ahalysisin respect to'their own forecast spending on design,
approvals, earthworks, infrastructure, civil engineering, landscapingand other site preparation, and lot sale
processes. That is, costs to develop theland up to and including/the sale of lots to the residential and
commercial market. This spending by:WTD.is a componentef difect expenditure, with much of it directed
to businesses within the Central ‘Lakes’ sub-region: Spegifically, M.E have broadly assumed® that all
construction related professionaliyservicess(i.€. engineering, land surveying etc), heavy and civil
construction, local government.administration(i.exeotncil) and real estate services paid for by WTD will be
sub-region businesses and the balance offspending (i.e. finance, insurance, legal, advertising/marketing,
central government administration? andidevelopment project management costs) will benefit businesses
based elsewheré inNew Zealand.

M.E have mat€hed this planned spending to 106 economic sectors in an input-output (10) table which has
been clstomised for the GentralOtago study area economy (using a 2016 base year). The 10 table contains
datd@on anhual gross.outputfor each sector which can be compared to existing (annual) employment?! in
the'Central Otago.study,area in those same 106 sectors. We have generated an annual average ratio of
gross output per person employed in each sector which relates to estimated annual revenue (sales) that
must be brought in to sustain one staff member for a year??. As the cashflow analysis provides spending
detail at:a,monthly level, we have retained our analysis at that level of detail. To do so, we have divided the
annualiratio of gross output per person employed by 12 to generate estimated ratios of monthly gross

19 These are approximations only for the purpose of this analysis and are not based on a detailed examination of WTD’s potential
suppliers.

20 Relates to costs to LINZ for lodgement of titles.

21 ML.E has used an employment count that includes employees as reported by the Statistics NZ Business Directory as well as
estimated working proprietors in each sector. This is referred to by M.E as a ‘modified employment count’ or MEC.

22 The ratio is not limited to the staff members wages or salary for a year. This accounts for only a share of the ratio, with the
balance covering all other intermediate inputs, taxes and operating surplus associated with the productivity of one worker.
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output per person employed. By applying these ratios to the monthly revenue each sector is forecast to
receive from WTD spending, M.E have estimated the count of jobs (by sector and approximate location®)
sustained each month as a result of WTD (“job months”).

WTD have provided forecast monthly cashflow under a plan change and Fast Track pathway, hencé the
analysis compares the count of job months sustained over time for each scenario.

5.1.2 Direct Spend on Residential Construction (Household Spend)

Direct spend on residential construction activity is facilitated by either the Fast Track consent or,the
equivalent two stage plan change and consent pathway. The timing of when construction on purchased
residential lots in Wooing Tree Estate will take place is uncertain as this will depehd on the number of {ots
released to the market in each stage and the timing of those stages, the time.it takes to sell those lots and
time needed for new owners to get building consent and lock in a building"company. There is however
greater certainty that residential construction on remaining stagés‘ef Wooing Tree {Estate could start
sooner under a Fast Track approval compared to a plan change®with, consent pathways, To demonstrate
these employment benefits, M.E has applied some high level estimates as follows:

e Indicatively 276 additional dwelling lots 'subjéct to approval, spread over 4 remaining
development stages (i.e. stage 2-5), This is an average telease of 69 residential lots per stage
(assuming one dwelling per lot). Thisyyield would beitheysame under a Fast Track or plan
change/consent scenario.

e Each stage fully sold and,all dwellings completed (built out) within 24 months of titles being
issued.

e Each dwelling taking on‘average 6.months,tosxcomplete.

e Foreach stagend dwellings starting censtruction in month 1 (after titles being issued), followed
by 4 additienal dwellings startifig construction each month after that (up to and including month
12), slowing te 3 additional dwellings starting construction each month after that (up to an
includingimonth 19 of the,24 month period, allowing all 69 dwellings to be completed within 24
months).

e /For each staged release, the number of dwellings under various stages of construction in any
one month starts’at 4, increases to a peak of 24, and decreases down to 3 houses being
completed in,month 24. However, with less than 24 months between the release of titles in
each remaining stage, construction of the dwellings in each stage will overlap (and the number
ofidwellings under some stage of construction in any one month will be higher than these single
stage counts.

eu’The average cost of each dwelling is indicatively assumed at §9(2)(®)(ii) (for the purpose of
analysing employment sustained), paid for in monthly instalments for 6 months (as above). A
total of 276 indicative dwellings in stages 2-5 at59(2)(b)(ii) each equates to§9@M)i of residential

23 For simplicity, M.E has applied gross output/person employed ratios for the Central Otago study area to spend in both the Central
Lakes sub-region and the rest of New Zealand. Cross checks show that the ratios would not vary significantly with those from the
rest of the country.
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construction sector revenue?*. All residential construction companies are expected to be sub-
region based businesses. M.E has applied the ‘residential construction’ (106) sector ratio of
monthly gross output per person employed (sourced from the 10 tables described above). The
result is the count of job-months directly employed by residential construction companieshired
by purchasers of lots in Wooing Tree Estate stages 2-5. For the purpose of this analysis, wé have
not included employment associated with the dwelling construction of stage 1 lots (n=33)
already approved.

e M.E has not included the employment sustained by future home builder expenditure on design,
finance and building consent approval for each dwelling. Expenditure’is limited to that emthe
residential construction sector itself.

5.1.3 Direct Spend on Commercial Construction (Business Spend)

This activity is also facilitated by either the Fast Track consent or the equivalent plan chahge followed by a
resource consent. The timing of when construction on commercialllots in the Wobing Tree-Tourist Village
will take place is uncertain as this will depend on the number«f lots released to thesmarket in each stage
and the timing of those stages, the time it takes to sell those lotsiand time needed for new owners to get
building consent and lock in a construction company. There is however greater certainty that commercial
(retail, hospitality, tourist accommodation and cellar deor) construction injthe commercial centre could
start sooner under a Fast Track approval comparedito a plan change pathway. To demonstrate these
employment benefits, M.E has applied somg'high level estimates as follows:

e Total GFA of the commetcial céntre is 10,000sgm (as,per operative plan provisions).
e Two stages of construction. We have assumed'5,000sqm GFA per stage.

* An average cost of SI9(2)(b)(ii)"| GFA, ‘attributable to the ‘non-residential construction” sector.
This is a total value of construction of§#@®P® or S9@) per stage.

e Each stage of commercial development is fully sold and takes 18 months for construction to be
completedsAs there istnot 18 months between when titles would be released, construction
activity of both stages will overlap.

o All.eommercial.eonstruction companies are expected to be sub-region based businesses. M.E
has appliedsthe, ‘non-residential construction’ (106) sector ratio of monthly gross output per
person.employed (sourced from the IO tables described above). The result is the count of job-
months, directly employed by commercial construction companies hired by purchasers of
commercial lots (including the Cellar Door) in the Wooing Tree tourist village.

o= M.E has not included the employment sustained by expenditure on design, finance and building
consent approval for commercial premises/building. Expenditure is limited to that on the
commercial construction sector itself.

24 For the purpose of the analysis, all §9)®)(i) is assumed to be paid directly to the residential building company (who in turn pay
for all materials, services and fixtures). Total residential dwelling construction value for all 309 dwellings is estimated at around
§9(2)(b)(ii) based on an average value of §9(2)(B)(ii) each.
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5.2  Direct Employment Results

Figures 5.1 and 5.2 summarise estimated total job months sustained directly by WTD development (blue
bars) and subsequent (facilitated) residential®® (orange bars) and commercial (green bars) constfuction
activity under the Fast Track scenario. The results include job months estimated to be sustained inside the
Central Lakes sub-region and in the rest of the country, although the latter is a minor component. Of the
local jobs, they are not limited to jobs occurring on the Wooing Tree Site, as constructionseempanies for

example, will have office based staff included in the estimated ratios.

Under the Fast Track scenario, WTD directly sustained employment is completed by September 2024, with
residential construction of the lots sold in stages 3, 4 and 5 estimated torcontintie on from that point
through to September 2026 (based on the assumptions made for this analysis)yCommercial construction
could start in September 2020 (stage 1) and be completed (stage 2) by July 2024. Again, thistiming is based
on M.E assumptions only.

By the conclusion of 2021, the Fast Tracked development could have directly sustainéd a’cumulative total
of around 950 job months across a range of sectors (but dominatéd by construction related sectors). By
the end of 2022 this cumulative total could increase to nearly 2,400 job months,sustained, increasing to
nearly 4,600 and 6,500 respectively by the end of®2023%and?2024. In.total the development of Wooing Tree
Estate as proposed could sustain a cumulative tétal'ef 7,870 job‘monthssby September 2026 if approved
by Fast Track consent.

By comparison, under a plan changeypathwayfollowed by alreseurce consent, there is a longer time period
estimated for approval through a schedule 1 hearing.process. While WTD development activity has the
same starting point (i.e. Augusta2020/as shown_in“the graphs), their development of the site is not
completed until May 2026 based on their c¢ashflow forecasts. After which, stage 2 of the commercial
construction will continde, forsseveral months, along with stages 3, 4 and 5 of residential dwelling
construction stages. All up, developmeént of theisite is potentially not complete until May 2028.

Under the plan changescenario, theitotal cumulative job months sustained is the same, but the peak month
of employmentactivity is aroandyMay 2025 (approximately 215 jobs directly sustained that month)
compared to a peak of employment activity in July 2023 (approximately 230 jobs directly sustained that
month) Under a Fast¢Track cansent scenario. The Fast Track consent not only allows more jobs to be
sustained in the fiear future but concentrates employment activity into a shorter time period which
maximises thedmpact of'ithe development on the sub-region economy.

Figures 5.3 and 5.4 provide a comparison of just the direct job months estimated to be sustained in the
Centrallakes sub-region under both scenarios. The area shown in blue in both graphs (not overlapped by
orange)shighlights the benefit that the Fast Track consent delivers to the timing of local jobs likely to be
directly, sustained by proposed development of Wooing Tree Estate. Those benefits are particularly
significant relative to the plan change scenario in 2022 and 2023.

25 Excludes construction of stage 1 residential lots.
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Figure 5.1 — Direct Monthly Jobs Sustained by Month/Year and Purchaser — Total New Zealand — Fast Track Scenario

Monthly Job Count Sustained by Direct Expenditure of WTD, Home Bullders &
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Figure 5.2 - Cumulative Direct Monthly Jobs Sustained by Month/Year and Purchaser — Total New Zealand — Fast Track S@ (L
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Figure 5.3 - Total Direct Monthly Jobs Sustained by Month/Year — Central Lakes Sub-Region — Fast Track v Plan Change S@

Tetal Local Monthly lob Count Sustained by Direct Expenditure of WTD, Home
Builders & Commercial Businesses
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Figure 5.4 — Cumulative Total Direct Monthly Jobs Sustained by Month/Year — Central Lakes Sub-Region — Fast Track v P\Onge Scenari
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5.3 Indirect and Induced Employment Impacts

M.E’s analysis of employment sustained (per month) above considers only the direct employment impacts.
From a comprehensive economic impact perspective, ‘indirect’ and ‘induced’ impacts —also known as flow-
on impacts — are also relevant.

Quantifying flow-on employment impacts would require 10 based modelling, which was outside the scope
of this brief. However, indirect employment impacts relate to the employment sustained in thase
businesses supplying goods and services to the business directly involved in the development of Woaing
Tree Estate (be it funded by WTD, future house builders or commercial centredstsinesses). A portion of
revenue paid to construction companies for example, pays for materials “and,other sub-trades. That
revenue in turn sustains employment in those businesses (and so on up the supply chain),The wages and
salaries paid by businesses indirectly benefiting from development of Wooing TreemEstate support
household spending, which again supports employment in those businesses that meet household demand.

While unguantified, indirect and induced employment impactsare net additional to the direct employment
impacts estimated in Section 5.2. The timing of indirect.employment impacts s likely to be similar to the
timing of direct expenditure, with induced employment impacts potentially.spread over a longer period (as
earnings are often saved or spent at a later date). Like the'direct emplaymentiimpacts, flow-on employment
impacts are likely to be similar in quantum between,the Fast Track‘@nd Plan Change with Consent scenario,
but the Fast Track scenario will generate those flow-on empléyment impacts much sooner that taking a
plan change approach. A considerable share, of flow-on empleymeént impacts stimulated by development
of Wooing Tree Estate is expected to be felt'within the sub-region, and across a wider range of sectors.

5.4  Summary of Rast Track Benefits

The development of*Wiooing Tree Estate, from civil engineering and site preparation work leading to the
sale of titled lots=and. through to“residential and commercial construction on those lots, is estimated to
directly sustainaround 7,600 jobsmonths within the Central Lakes sub-region (being the combined districts
of QLD and.€OD). In addition tofthat, it will indirectly sustain considerable local jobs up the supply chain
and acfossia range of.sectors., AvFast Track consent will mean that construction related employment can
beginisooner and duringia period when it will deliver the most value to local construction businesses facing
a.projected downturn ofigrowth in a sub-region driven by tourism. By the end of 2021, a Fast Track consent
could have directlysustained a cumulative total of nearly 1,000 construction related job months compared
to just 350 jobmonths sustained under a two stage private plan and consent pathway. A Fast Track consent
is estimated to bring the peak of project employment activity forward by an estimated 2 years (to July 2023
compatéed to May 2025).
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6 Conclusions

Based on this high level assessment of proposed changes to the Wooing Tree sitef and
considering the operative objectives, policies and rules/standards that would still be et
by the proposed development, M.E supports the project and the Fast Track agproval
pathway from an economic perspective.

The proposed changes to Wooing Tree Estate are expected to positively contributé to'the future econemic
and social wellbeing of the Cromwell community compared with the status quew»The,increase in density
and maximum residential allotment cap is consistent with the direction of the (non-statutory) Cromwell
Masterplan — Spatial Framework to intensify development within close proximity of the Cromwell Town
Centre and community facilities. The net additional capacity helps address,a projected shortfall of housing
capacity over the long-term in urban Cromwell.

The location of the vineyard village closer to the Town Centrélis complementary to'the outcomes sought
for the redevelopment of the Mall and surrounding pregincts and, will improve the functional and social
amenity of the new centre (and wider Town Centre) as‘weéll as the centre’s commercial feasibility and
vibrancy once built.

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 threughout this report, the Wooing Tree Estate project will result in
economic benefits for a communitysand economy significantly affected by COVID-19 and will assist in
sustaining the large construction sector (and many.(other sectors) within the Central Lakes sub-region
(including upstream suppliers),suffering as a directandindirect result of tourism decline.

The benefit of the Fast Tfack consent pathway'is clear. It means that a large number of local jobs can be
sustained in the short-term future, with that employment activity peaking in mid-2023 — a full two years
sooner that could be likely under.a two-step plan change and resource consent approach. While building
consent data showssthat recent levels of construction activity are likely to be maintained over the next 6-
12 monthsjthe.ottlook beyond thatis highly uncertain and there is a real risk that construction activity will
rapidlyslow, pdtting evengmoreylocal jobs (and households) on the line.

The preject delivefrs.othenpublic benefits in addition to employment and increased housing supply in the
shortsterm. It.eontributes to a well-functioning urban environment in Cromwell and provides new roading
infrastructure (including a roundabout and pedestrian underpass on State Highway 8B) which will benefit
the wider community and future tourists.

Based'eh M.E’s considerable expertise in analysing the Cromwell and wider sub-region’s housing and
business land markets?®, we support this Fast Track application.

26 |n addition to the Plan Change 12 and 13 projects discussed in Section 3 that M.E was involved in, M.E was also involved in Plan
Change 14 and 15 (ongoing) in COD. M.E has authored QLDCs Housing and Business Development Capacity Assessments 2018 and
2020 under the NPS-UDC and provided expert evidence for QLDC on a range of residential and commercial plan changes,
submissions and consents.

Page | 37



Appendix A — COVID-19 Spending Impacts

International Consumer Spend Central Lakes Sub-Region by TA (Week vs. Same Week 2019) O&
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Appendix B - Cromwell & Surrounds Map

Catchment of Cromwell, Outer Cromwell (aka Cromwell Surrounds) and Cromwell Rural
for Dwelling Projections Analysis (Rationale).
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Appendix C — Comparison of Dwelling
Growth

Summary of Council original Recommended and High growth projections for Cromnd

Surrounds (Rationale Ltd) and M.E’s adopted dwelling growth projections forgPlan Change
12 and 13 (including 2018 rebased growth projections as used for this )
results would be similar if based on M.E or CODC High growth projecﬁ

S N

. Analy

Q~ While M.E GQS that CODC will update their growth projections in light of Census 2018 data, this work

may h@een held up by the delays in the release of StatisticsNZ 2018 base population and household

% due later in 2020).
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Appendix D — Estimated Dwelling Capacity

Estimated plan enabled capacity (and likely infill supply) for additional urban dwelligigs in
Cromwell urban area and surrounding settlements: O
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Approximate location of dwelling capacity areas:
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Appendix E — Housing Market Indicators

The following graphs are sourced from the Ministry of Housing and Urban Developfent
(MHUD) NPS-UD Dashboard (https://huddashboards.shinyapps.io/urban-develop
The data available at time of drafting was March 2019.
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12-month rolling Dwelling rents (actual)
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12-month rolling Dwelling stock
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