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To: Hastings District Council, Napier City Council, Hawke’s Bay Regional Council  

From: Barker & Associates  

Date: 23 September 2021 

Re: Housing Assessment 2021 - NPSUD 

…………………………………………………………………………………………………………………………………………………………... 

1. Purpose  

The purpose of this memo is to:  

 Provide a summary of the relevant statutory context; 

 Provide a high-level summary of the results of the housing capacity assessment that has been 

prepared under the National Policy Statement on Urban Development 2020 (NPSUD); and 

 Provide information on the next steps to fulfil the NPSUD requirements.  

This memo provides a simple summary of the housing assessment report for Napier Hastings urban 

area prepared by Market Economics. Please refer to that report for further details.  

2. NPSUD context 

The NPSUD came into effect on 20 August 2020. It is part of the urban planning pillar of the 

government’s Urban Growth Agenda. The purpose of the NPSUD is to require councils to plan for 

growth and ensure the delivery of a ‘well-functioning urban environment’ for all people, communities 

and future generations.  

To support well-functioning urban environments, the NPSUD seeks to improve the responsiveness and 

competitiveness of land and development markets. In particular, the NPSUD requires local authorities 

to provide ‘at least sufficient development capacity’ to enable sufficient housing in response to 

demand and to create more affordable housing. To demonstrate this, a Housing and Business 

Assessment (HBA) must be completed by councils every three years.  

3. What is a Housing Assessment? 

As Tier 2 councils under the NPSUD, Hastings District Council, Napier City Council and Hawke’s Bay 

Regional Council are required to complete a housing assessment.  

The housing assessment is required to estimate the expected demand and supply of housing in 

Napier/Hastings over the next 30 years. The purpose of the housing assessment is to ensure councils 

are providing at least sufficient development capacity in its region/district to meet expected demand 

for housing. The housing assessment must also assess the impact of planning and infrastructure 

decisions on the affordability and competitiveness of the local housing market.   

Expected housing demand must be estimated over the short (3 year), medium (10 year) and long term 

(30 year) and it must estimate the number of dwellings required by housing type and location. The 
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NPSUD requires the councils to add on a competitiveness margin, or buffer, onto the projected 

demand. This margin is 20% over the short and medium terms and 15% over the long term. The margin 

is added with a view to enable competition in the marketplace, and provide some resilience if higher 

than expected growth occurs.   

Housing capacity must also be calculated over the short, medium and long term, based on whether it 

is plan enabled, infrastructure ready, and feasible and reasonably expected to be realised. Table 1 

below illustrates how the NPSUD provides for these factors to change over time.  

 Short term (3 years) Medium term (10 years) Long term (30 years) 

Plan enabled Zoned in the Napier / 

Hastings District Plans 

And zoned in any 

Proposed District Plan 

(N/A for Napier Hastings) 

And identified in a Future 

Development Strategy 

(i.e. HPUDS) 

Infrastructure ready Can be serviced with 

existing infrastructure 

And can be serviced with 

planned and funded 

infrastructure (LTP) 

And can be serviced with 

planned infrastructure 

(infrastructure strategy) 

Feasible and reasonably 

expected to be realised 

A feasibility model and/or other methodology to evaluate the amount of housing 

that the market will actually deliver.  

Table 1: Showing how housing capacity is calculated under the NPSUD.  

The diagram below shows how the demand and capacity assessments interact under the NPSUD.  

 

4. What happens if there is a shortfall?  

If the housing assessment shows that there is a capacity shortfall in the short, medium or long term, 

then the councils must immediately notify the Minister for the Environment. If the insufficiency is 

wholly or partly a result of the Napier and Hastings District Plans, then the councils must change those 

documents to increase development capacity, or consider other options for increasing development 

capacity and otherwise enabling development. We discuss this further below. 
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5. Results/key findings 

The results are described in terms of the demand and supply outlook. The development capacity is 

reconciled with demand following that to determine sufficiency.  

5.1 Housing demand 

The housing assessment provides an outlook of housing demand, broken down by household types, 

income groups and ethnicities. StatsNZ’s recently released population projects underpin the outlook. 

The assessment uses the average between the medium-and high series population estimates.  

The current housing demand is for detached dwellings, but the combination of shifting demographics 

and changes in housing costs (i.e. affordability pressures) means that a transition to higher density 

housing types is expected.  

 

Key points regarding Napier:  

 The population is estimated at 65,300 – 66,000 and is expected to grow to between 72,300 – 

83,700 over the next 30 years;  

 Household numbers (dwellings) are estimated at 26,430; and 

 Households are currently skewed towards lower income bands with 43% earning less than 

$50,000. 

 

Key points regarding Hastings:  

 The population is estimated at 86,800 – 87,500 and is expected to grow to between 104,600 

– 119,800 over the next 30 years;  

 Household numbers (dwellings) are estimated at 31,300; and 

 Households are currently skewed towards lower income bands with 39% earning less $50,000.  

 

Table 2 below summarises the growth outlook1.  

  

 Hastings Napier 

2020 Population 86,000 – 87,500 65,300 - 66,000 

2020 Households* 31,300 26,430 

2023 Households (short term) 32,900 (+1,600) 27,400 (+970) 

2030 Households (medium term) 35,700 (+ 4,400) 29,100 (+2,670) 

                                                           
1 The numbers in this table are rounded. For the purpose of calculating the housing bottom lines in table 7, 
unrounded numbers have been used. Table 6.1and 6.2 of the M.E. report contains the unrounded numbers used 
to calculate the housing bottom lines.  
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2050 Households (long term) 42,300 (+10,970) 32,600 (+6,200) 

Housing bottom lines (cumulative 
long term) 

Including competitiveness margin 

See Table 7 below 

12,830 dwellings 7,160 dwellings 

* estimate 

Table 2: Growth outlook for Hastings and Napier.  

 

5.2 Housing supply and affordability  

The assessment considered the current dwelling composition and property values for both Napier and 

Hastings. Generally, houses in Napier and Hastings are relatively cheaper than the New Zealand 

average, but like the rest of NZ, house prices have seen very strong growth over the recent decade 

which is impacting affordability.  

 

House prices have shifted 332% for Hastings and 284% for Napier over the last 20 years. These shifts 

were both higher than the New Zealand average. Prices have increased by 78% and 74% for Hastings 

and Napier respectively since June 2000, which is double the New Zealand rate.  

 

Consent data reveals evidence of recent shifts in housing typologies and the effects of the price 

movements through:  

 Observed shift towards higher density typologies, and with intermittent increases in 

retirement dwellings; and 

 The weighted average size of consents (in square metres) is tracking down, influenced by 

higher density developments in response to price-affordability pressures, retirement village 

growth and recent increases in social housing construction. 

Regardless of these movements however, detached houses still dominate activity and town houses, 

and other higher density typologies, still form only a small portion of the overall delivery.  But a change 

is taking place.   

In the future, housing prices are expected to increase in value, reflecting shifts in land values and the 

value of improvement, which will negatively affect affordability given the lower income average of the 

population: 

 In Hastings, most properties currently fall in the $400,000 - $999,000 band and by 2050 only 

38% of properties are expected to be below $700,000;  

 In Napier2, 61% of properties fall in the $400,000 - $600,000 band but this will shift over time. 

By 2050, the $700,000 - $1m band is expected to account for almost half (48%) of properties.  

                                                           
2 This information is based on CoreLogic data. This data appears to be lower than the rating information. The 
CoreLogic data is used to compare the trends against NZ-wide patterns. The commercially feasible analysis is not 
based on the CoreLogic data and instead the rating information and sales information is used.   
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Importantly, the changing land values interact with development costs to change the construction 

economics.  Over time, redevelopment and infill development options become more viable.   

 

5.3 Development Capacity  

The development capacity (i.e. supply) covers different aspects. This includes plan enabled capacity, 

commercially feasible capacity and infrastructure supported (or ready) capacity.  The main points 

regarding these aspects follow.   

 

Plan-enabled, Feasible and Infrastructure Ready 

The two tables below show the estimated development capacity for Napier and Hastings over the 

short, medium and long term. The figures in the table are cumulative and are simplified (showing 

multiple categories in aggregate3). B&A and Market Economics make broad observations about the 

implications of these numbers, however, this does not replace the more fine-grained analysis that is 

contained in the Market Economics report.   

 

Napier 

 Short (3 years) Medium (10 years) Long (30 years) 

Plan-enabled capacity 16,360 20,220 20,220 

Feasible capacity (greenfield) 1,151 2,118 3,064 

Feasible capacity (urban) 2,578 4,890 10,300 

Feasible capacity TOTAL 3,729 7,008 13,364 

Infrastructure ready capacity All feasible capacity is infrastructure ready 

Feasible and infrastructure ready 
capacity TOTAL 

3,729 7,008 13,364 

Table 3: Napier’s plan-enabled, feasible and infrastructure ready development capacity.  

For Napier, this analysis shows that plan-enabled capacity stays relatively constant over the medium 

to long term, after increasing over the short to medium term. This is because the planning rules are 

based on the Napier District Plan. In reality however, the planning rules will change considerably over 

a 30-year period. Some increase in plan-enabled capacity is observed given that there are no density 

controls in the Napier District Plan residential zones, and the housing assessment assumes that 

housing types will become more intensive over time.  

 

Urban feasible capacity increases over time. This increase is due to increasing land values, which opens 

up redevelopment opportunities across more sites as well as the move towards higher densities. All 

                                                           
3 By aggregating the results, some finer nuances are masked and some categories are combined.   
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greenfield capacity is assumed to be feasible. In Napier, infrastructure capacity is not identified as a 

core constraint on feasibility.  

 

Hastings 

 Short (3 years) Medium (10 years) Long (30 years) 

Plan-enabled capacity 11,290 11,290 11,290 

Feasible and infrastructure ready 
capacity (greenfield) 

1,152 1,680 2,667 

Feasible capacity 
(Redevelopment) 

5,550 5,980 8,395 

Feasible and infrastructure ready 
capacity (Redevelopment) 

3,495 3,735 3,815 

Feasible and infrastructure ready 
TOTAL 

4,647 5,415 6,482 

Unconfirmed infrastructure capacity over the long term (30 year):  +3,065 

Table 4: Hastings’s plan-enabled, feasible and infrastructure ready development capacity.  

For Hastings, as above, plan-enabled capacity is constant over time, reflecting the Operative District 

Plan rules, which include density controls. Feasible capacity also increases over time trending towards 

75% of the plan-enabled capacity in the long term. There will be at least two District Plan reviews prior 

to this time, so this matter is not particularly material to the overall outcome. Like Napier, feasible 

capacity increases over time within the urban area, reflecting the general trends in land values and 

development patterns.   

 

Some drop off can be observed between feasible capacity, and capacity that will be supported by 

infrastructure. A provisional amount of additional capacity that may be serviced by infrastructure is 

shown. However, that needs to be confirmed through additional testing and analysis by the Hastings 

District Council infrastructure team.   

Reasonably Expected to be Realised 

The NPSUD also requires an assessment of whether development capacity is ‘reasonably expected to 

be realised’ (RER). The key purpose of this is to understand whether the feasible and infrastructure 

ready development would be taken up by the development sector. The RER capacity is then contrasted 

against the expected demand.  

The RER component is a way to test how the feasible capacity aligns with the type of properties that 

the market could demand in future, as well as the supply side, considering development costs, and 
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development trends.  Importantly, the RER capacity is not a forecast of how development activity will 

take place.   

The reasonableness of achieving the feasible capacity is considered by looking at several aspects, like: 

historic development patterns in the mix of housing typologies, the broad location of development 

(greenfield vs brownfield) as well as the trends observed in other NZ cities that are further along the 

growth curve. This analysis helps us understand if the capacity that is modelled as feasible could 

actually be delivered in local market conditions.  

The RER is not an absolute position or a guaranteed outcome, but is a broad guide of how the market 

might deliver housing. In light of this, the Councils may want to undertake some further analysis to 

inform any changes to the mix of greenfield and intensification over the short to medium term, which 

may be needed to ensure that there is adequate supply of land for housing.   

5.4 Reconciling supply and demand 

The tables below reconcile the estimated demand for housing including the competitiveness margin 

over the short, medium and long term, with the feasible, infrastructure ready and reasonably expected 

to be realised development capacity over that period. These tables include the total housing estate4 

in Napier and Hastings and therefore the dwelling numbers are higher than the dwellings numbers 

outlined in the tables above. It is important to note that the sufficiency test is about meeting new 

demand for housing and does not included any existing housing shortage assessment, so Council and 

Government initiatives (such as the Hastings Housing Strategy) to resolve current housing shortage 

issues that have built up over time over the short to medium term remain critical. 

Napier 

The analysis suggests that Napier has sufficient development capacity over the short, medium and 

long term even when the competitiveness margin is added to demand.  The analysis also shows that 

there is significantly greater demand for housing up to $399,000 than the market is likely to provide 

generally as a result of lower household incomes in Napier.  

 
Demand Capacity 

3y 10y 30y 
 

3y 10y 30y 
Napier  Base demand 27,400 29,050 32,550 RER Capacity 27,400 29,100 32,600 

+Comp. Margin 27,600 29,400 33,100 27,600 29,600 33,650 

         

    3y 10y 30y   
         

Table 5: Napier development capacity.  

Hastings 

Hastings has sufficient development capacity over the short and medium term to meet demand plus 

the competitiveness margin. However, in the long term a deficiency is identified. This is due to the 

strong growth in the demand side, as well as the effects of infrastructure capacity constraints. This 

                                                           
4 The total housing estate is used because the is churn in the market – some households buy ‘new’ dwellings and 
when they move, those dwellings open up for other households to occupy.  This filtering process continues 
across new and existing dwellings.   
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deficit remains even if the unconfirmed infrastructure capacity is included in the sufficiency 

calculation.    

 

 
Demand Capacity 

3y 10y 30y 
 

3y 10y 30y 
Hastings Base 32,920 35,650 42,290 RER to 

accommodate 
32,950 35,700 37,950 

+Comp. Margin 
33,240 36,200 43,290 33,400 36,250 

39,000 
Unconf. Infras. 42,100 

         

    3y 10y 30y   
         

Table 6: Hastings development capacity.  

The infrastructure ready capacity for the housing assessment was derived from the infrastructure 

strategy and associated funding set out in the Hastings LTP 2021-2023. The LTP was based on a series 

of growth projections for Hastings that are significantly lower than the growth projections contained 

in the housing assessment – this difference is due to the higher growth pathway identified in the 

recently released population projections (from StatsNZ).   

To resolve this issue, additional infrastructure planning is required based on the latest growth 

projections contained in the housing assessment. This could be addressed comprehensively either 

through an HPUDS review for Napier Hastings, which would essentially be a ‘Future Development 

Strategy’ in NPSUD terms; or if it more appropriate to do so, on a wider regional basis through a 

Regional Spatial Strategy (“RSS”) for Hawke’s Bay as it emerges through Government’s reform of the 

resource management system. Either of those processes would provide the vehicle for integrating 

land use and infrastructure planning and funding decisions. Hastings District Council may wish to 

undertake some early preparatory work to inform this wider planning exercise.  

It is also important to note that over the medium to longer term the assessment assumes a greater 

take up of intensification opportunities, represented by the feasible urban capacity, earlier than may 

have been anticipated under the existing growth plans, due to the higher projected growth rate.  

Related to this, the Housing Assessment highlights a gap in the greenfield capacity pipeline toward the 

end of the 2023-2030 period (for the combined programme), but for Hastings that gap is earlier 

(around 2023-2025) and for Napier it is later (around 2027-2030). Some element of development 

activity is likely to continue through the gaps, with developers working to smooth delivery.  

During these gaps, the Housing Assessment places greater reliance on intensification in the urban area 

in order to meet expected demand. Further work may be required to understand if this is realistic and 

achievable in local market conifitions, or if a steadier supply greenfield land is required to improve 

alignment between market demand and supply. 

6. Housing Bottom Lines 
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The NPSUD requires that a housing bottom line for the short, medium and long term be included in 

the relevant regional policy statement and district plans as soon as practicable after the housing 

assessment is made publicly available (Clause 3.6).  

The purpose of housing bottom lines is to clearly articulate the amount of development capacity that 

is sufficient to meet the expected demand, as identified through the housing assessment, plus a 

competitiveness margin.  

Table 7 below, identifies the housing bottom lines for Hastings and Napier based on the findings from 

the housing capacity assessment. These are not expressed cumulatively. 

 Hastings Napier 

Short term (2020 – 2023) 1,920 1,190 

Medium term (2023 – 2030) 3,270 1,990 

Long term (2030 – 2050) 7,640 4,010 
Table 7: Housing Bottom Lines.  

The housing bottom lines must be inserted into the Hawke’s Bay Regional Policy Statement, Napier 

District Plan and Hastings District Plan without using the Schedule 1 process as soon as possible.  

We recommend that the housing bottom lines are inserted as an objective in the respective plans. Our 

suggested wording is as follows: 

There is sufficient development capacity to meet expected demand for housing in [Napier Hastings / 

Napier / Hastings] over the short-medium and long term as follows: [choose which is relevant] 

Area 

Housing bottom lines (number of dwellings) 

Short to medium term 

(2020 to 2030) 

includes an additional 

margin of 20% 

Long term  

(2031 – 2050) 

includes an additional 

margin of 15% 

2020 – 2050 

TOTAL  

(includes margins) 

Napier-Hastings environment [RPS] 8,370 11,650 20,020 

Hastings environment [Hastings DP] 5,190 7,640 12,830 

Napier environment [Napier DP] 3,180 4,010 7,190 

 

7. Next steps and recommendations 

The following is a summary of the key next steps for the housing assessment, and the key 

recommendations for additional work: 

 Publish the housing capacity assessment and make it publicly available; 

 Implement a monitoring programme (in line with the NPSUD requirements); 
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 Prepare the business component of the HBA to inform the upcoming RSS or HPUDS review 

and in any case prior to the 2024 LTP. The business assessment must estimate the demand 

from each business sector for additional business land in the region over the short, medium 

and long term; 

 Prepare an RSS, or undertake the HPUDS review in accordance with the requirements of the 

NPSUD, which builds on and translates the key findings and outcomes from the housing 

assessment. Additional tasks that can be undertaken as part of that include: 

o Reviewing the infrastructure strategies based on the new growth projections. This 

could include more immediate preliminary work by Hastings District Council; 

o Considering whether an intensification strategy is required, building on the work that 

has already been done in this space by the Councils.  

 Undertake a detailed review of the operative planning provisions to ensure the urban 

provisions are enabling growth, aligning with the NPSUD requirements in terms of 

encouraging growth both up and out, and ensure they are not unnecessarily constraining 

development potential and opportunities; 

 As part of the FDS/RSS, consider the timing of greenfield growth over the medium term, taking 

into account the market expectations around transitioning to intensification set out in the 

Housing Assessment.  
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OUR GROWTH GAME PLAN 
Finding the “sweetspot”  

1. Let’s plan for the medium-high growth projection scenario as the starting point for our 

sweetspot- it gives us some buffer (13% approx.) on top of the 20% NPSUD margin – that’s 30% 

more than the medium growth scenario, which has traditionally been regarded as the most likely. 

2.  We should also plan to address the accumulated backlog (coming from a period of higher than 

anticipated growth) even though some of that is likely to be addressed by social housing 

providers. The sweetspot assumes a five year target to clear this backlog, estimated at around 

1200 dwellings and does not discount the social housing component adding a further 

contingency. 

3. That’s the sweetspot we should plan for but Council could stretch this further by testing the High 

Growth scenario (which would give another 13% buffer).  Probably best to monitor this for now 

and adjust the programme if required latter on. 

4. The sweetspot assumes the current relative proportions of greenfield, intensification and rural 

housing development hold true under the medium to high growth projection and on this basis a 

greenfield shortage could manifest itself from 2024-2025 on the current LTP programme – our 

sweetspot needs to address this potential greenfield shortage situation. 

5. We also know that land development is not straight forward and history shows us the inevitable 

delays which can occur for a variety of reasons – we need to have a programme that’s agile and 

adaptable (Howard Street and Iona are two examples of potential risk exposure for us). 

6. The sweetspot therefore needs to have interchangeable areas ready to go.  The programme 

below looks to advance the necessary planning for both Lyndhurst and Brookvale to give us other 

options in both Hastings and Havelock North. 

7. To deliver the sweetspot the current forward programme therefore could need some 

adjustment based on monitoring over the next year or two.  In short that means the following 

should occur prior to the spatial plan outcomes being available for implementation: 

 Bring forward Brookvale Stages 2 and 3, by 2024 and 2027 

 Bring forward Lyndhurst Stage 3 and the Havelock Hills by 2025.  

 Bring forward stages of Kaiapo Road and Irongate by, by 2026. 

 Further staging can be considered as part of the spatial plan implementation 

from 2028. 

This is depicted below: The highlighted circle shows the pre spatial plan focus. 
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Note: Quarterly and Annual Monitoring can allow for these or further programme adjustments as required and a 

fresh Housing capacity Assessment will need to be done to inform the next LTP in 2023/2024.  This could mean 

bringing forward the remaining stages of Brookvale, Kaiapo, Irongate and Copeland Road and introducing some 

of the 860 lot capacity held in Reserve areas. 

So In Summary – Our High Level Game Plan is: 

  
  

8. What does this mean in terms of actions required?  

 Structure Planning and rezoning processes should commence shortly for Lyndhurst, Kaiapo 

Road and Irongate Road. In particular Structure Planning for Lyndhurst should be completed 

by the end of 2022. The structure planning for Kaiapo and Irongate would also need to be 

completed by the end of 2023. 

 Engineering and legal processes need to be completed for the whole of Brookvale by the 

end of 2022 as well. 

9. What shape are we in to get this done – does anything need to change? 

 Additional in-house or consultancy support will be needed.  However industry capacity is 

very short at present (what’s our strategy to respond)? 
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10. Can we still mitigate our financial risk exposure – what does that look like? 

 A financial risk analysis will be needed to inform the next Annual Plan – if programme 

changes are confirmed. 
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GROWTH CAPACITY – WHATS IN THE TANK? 

Zeroing in on the “sweetspot”  

In Summary: 

Having reviewed various forecast growth demands, the Housing Capacity Assessment 

concluded that we have sufficient urban development capacity to meet the demand scenarios 

in the short to medium term (3-10 years). 

More investigation is required to assess our longer term capacity due to the lack of certainty 

regarding potential infrastructure servicing constraints (noting that further infrastructure will 

also be required to support our identified intensification areas). Over half of our longer term 

capacity has some uncertainty (which may be able to be resolved with more investigation) in 

respect of infrastructure servicing. 

 In the short to medium term the capacity conclusion is however, subject to some uncertainty 

and there are questions in officers minds about the influence of pent up demand or backlog 

arising from the recent period of higher than anticipated growth.  

  “Backlog” or “pent up demand” and assumptions have been added into our demand scenario 

(although this is not specifically required) – this provides us some buffer around various 

uncertainties (such as slow market adoption and acceptance in respect of intensification), and 

some form of oversupply may help with price easing and assistance to those trying to enter 

the market. 

 In terms of backlog its proposed to use the range of 1,000 to 1,500 dwellings which whilst 

more than the social housing register (750 households), this provides some buffer as noted 

above. 

 It is estimated that about 45 - 50% of total housing demand will need to be met by 

intensification over the next ten years depending on the amount of backlog included - greater 

than the 35% currently being experienced; at 50% this equates to circa 310 dwellings per year 

for 10 years (3,100 dwellings total) or 70% higher than in recent times – this is the 

intensification and here lies a significant challenge and potential risk. 

 That challenge is made more difficult as the greenfield programme is somewhat front loaded. 

It’s likely that the desired transition from greenfield to intensification under the current 

programme could be too sharp for the current market to deliver (i.e. easier greenfields will 

get delivered first). It’s also challenging given 25% of the intensification is in commercial 

settings with greater challenges to overcome. 

Given the challenges above a transitional sweetspot (greenfield to intensification) needs to be 

determined.  Suggested changes to the LTP growth programme (i.e. bringing forward some 

greenfield areas) is our best lever to manage this transition.  The suggested programme 

amendments (discussed latter) would see the ten year programme try to achieve a balance of 

40% greenfield, 35% intensification and 25% rural.  

Despite the above challenges, assuming infrastructure issues can be addressed we could still 

be broadly on track to meet the (greenfield/intensification/rural) targets in HPUD’s (greenfield 

35%, intensification 55%, rural 10%) over the longer term (beyond 10 years), although the 

effect of bringing forward the greenfield opportunities would mean around another 2,250 

greenfields sites would be needed on these proportions beyond the ten year period 
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Supporting Notes 

1. Our capacity for growth is defined by what is in our LTP for greenfield areas, what our District Plan 

allows in our existing urban area, and what can and does go on in the rural areas in response to 

growth demand.  

2. The National Policy Statement on Urban Development Capacity (NPSUD) requires us to assess our 

capacity to meet forecast growth demands over the short, medium and long term being 3, 10 and 

30 years. 

3. Stats NZ population growth forecasts provide a range (sensitivity) between high medium and low 

scenarios. Stats NZ sub-nation population forecasts were released earlier this year, i.e. not in time 

for our LTP, but our LTP forecast are very close to their medium growth scenario. 

4. After a period of extraordinary immigration driven growth over the last five years the latest 

scenarios see a dropping back from 2021-2023, and steadying after that, but at a higher levels than 

previously published. 

5. The Housing Capacity Assessment Report received recently compares our capacity to meet a    

growth demand mid-way between the Stats NZ Medium and High Scenarios. 

6. The report concludes that we have sufficient feasible urban development capacity within our 

existing urban areas, rural residential zones and coastal settlements when combined with our LTP 

scheduled greenfield growth areas to meet that demand scenario in the short to medium term (3-

10 years). 

7. In the long term our feasible intensification capacity is limited by infrastructure capacity, which 

reduces otherwise feasible capacity by 4581 units (of a total of 7520), 3055 of those may be 

feasible, but the infrastructure capacity for these is uncertain and requires further investigation. 

Even then a further infrastructure will be needed to support a projected additional 1500 

intensification units, in the absence of any new greenfield growth areas being added to the 

programme. 

8. In the short to medium term the capacity conclusion is subject to some uncertainty and there are 

questions in officers minds about the influence of pent up demand or backlog arising from the 

recent period of higher than anticipated growth as well as a risk of slow adoption by the market to 

the feasible intensification opportunities modelled in the capacity study.  

9. While the NPSUD does not specifically require backlog to be dealt with in a commercially founded 

capacity assessment, it would accord with its intent to provide head room capacity for the market 

to allow some extra supply to facilitate price easing and allow some households that were forced 

out of the property market due to the earlier demand pressure to return, and for filtering up the 

property market to occur.  

Intensification Targets 

10. In order to meet demand in the short to medium term the greenfield capacity is augmented by the 

rural and intensification capacity. Developers will prefer greenfield development and in the first 

instance while the rural/rural residential demand component is more limited by price and lifestyle 

choices. This mean that the intensification component is effectively left to make up the rest of the 

balance and this creates some potential volatility and uncertainty for the intensification uptake 

expectations depending upon the size and nature of the greenfield programme delivery. 

11. On the basis that these greenfield opportunities are taken up first and rural retains its current share 

at 25%, the remaining demand segment to be met by intensification is approximately 2060 or 
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around 43%, compared to 35% currently, while greenfield would be 32% against 40% currently. – 

in other words this relationship would flip around. This would represent an uptake rate for 

intensification averaging 210 per year or 17% higher than those experienced over last few years 

(despite the investments undertaken by Kainga Ora over the last few years).  

12. The proportions would shift to 50% and 25% if a backlog demand of 1200 dwellings was added (see 

below), an uptake rate of 310 per year or 70% higher than in recent times, but because the 

competiveness margin is intended to apply for capacity purposes, rather than real demand, the 

actual uptake impacts, may be overstated. 

13. In addition the greenfield programme is somewhat front loaded with new capacity in the first three 

years becoming available, so greenfield/intensification shares over the first three years in theory 

would drop from 60% and 15% to 16% and 59% over the following seven years (or 44% and 31% 

over the first three years and 14% and 61% over the following seven with the backlog added). While 

in practice the developments will not all occur and be provided and taken up in such a rapid fashion, 

the point is the transition from greenfield to intensification under the current programme could be 

too sharp for the current market to respond effectively. 

14. In addition available 25% of the feasible intensification capacity available over the initial ten year 

period around is in commercial environments. There is a risk associated with over reliance on this 

capacity as uptake will require larger investors and developer reticence may be greater than in 

residential settings, at least to begin with.  

15. It may be less risky from a market perspective to rebalance the programme to deal with market 

backlog and transitioning issues by bringing forward some of the planned greenfield capacity earlier 

in the programme, without providing so much greenfield capacity that the intensification objective 

is undermined by the easier opportunities greenfield redevelopment represents. 

Rebalancing 

16. A balance based on the current pattern, which is in itself closer to the HPUDS transition, (after 

allowing for a greater share of rural development than HPUDS predicted in 2010 and 2017) is 

preferred. This still represents a challenge for intensification as the higher growth rates and backlog 

expectation will mean higher uptake rates than have currently been experienced will be needed.  

17. That would see the ten year programme try to achieve a balance of 40% greenfield, 35% 

intensification and 25% rural  closer to the 44%,31%, 25% starting point referred to in paragraph 

12 above). This would also reflect the likelihood that the greenfields developments planned in the 

first three years are not likely to be all consumed within that period but should extend into 2024 at 

a minimum. 

18. While it will be a matter form the regional spatial plan a longer term transition as envisaged by 

HPUDS to achieve a 35% greenfield (in appropriate places), 55% intensification and 10 % rural 

balance will still be achievable once the infrastructure issues have been addressed, although the 

effect of bringing forward the greenfield opportunities would mean around another 2,250 

greenfields sites would be needed on these proportions beyond the ten year period. 

Backlog 

19. For the purpose of finding the programme sweetspot a range of between 1000 and 1500 dwellings 

could be applied to the medium, medium-high and high growth scenarios. This compares with 750 

households on the Social Housing register as representing the base value for any estimate.  
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