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About us

Our Areas of Expertise

Economic Analysis

Our work aims to bridge the gap between land-
use planning and urban economics. Our focus
is on the interaction between land markets,
land-use regulations, and urban development.
We have developed a range of methodologies
using a quantitative approach to analyse urban
spatial structure and audit land-use
regulations.

Property Research

We provide property and retail market
research to assist with the planning and
marketing of new projects. This includes the
identification of new sites and market areas,
assessments of market potential and
positioning, and the evaluation of market-
feasibility of specific projects.

Development Advisory

We provide development planning and costing
advisory services to support small and large-
scale developments.
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1. Executive Summary

Mangawhai is a small rural town in the Northland region, approximately 100km north of
Auckland’s CBD. Prior to 2014, it was predominantly a coastal holiday town. However, since then
structural change has been occurring within Mangawhai i.e., a transition from a medium-sized
coastal holiday town to a larger coastal town with more permanent residents, many of whom are
couples, younger working families and retirees.

The proposed plan change consists of 18 sites, with a total area of approximately 93.3 hectares, of
which approximately 74.2 hectares will include a mix of residential and commercial development,
subject to the coastal hazard assessment findings. The proposal includes 788 residential
dwellings, a neighbourhood centre and a mixed-use development. The proposed zoning will also
provide an opportunity for a retirement village should there be demand and that land use be
desired.

Auckland’s population has declined over the last two years, by 12,800 people for the year ending
March 2021 and by 9,000 for the year ending March 2022. This is likely to be the defining national
demographic trend of the 2020s and of central importance for places that are the recipients of the
outflow from Auckland requiring a sea change in the approach of these locations to respond to
growth demands.

The main demographics of permanent home buyers in Mangawhai, at present, are young and
middle-aged families and retirees. Key drivers of demand for housing in Mangawhai include work-
from-home, relatively large properties and a relaxing lifestyle.

Auckland’s declining share of national population growth has been offset by rapid growth in the
regions. This indicates that Statistics NZ has consistently underestimated the growth in the
regions and overestimated growth in the Auckland region.

Between 2020 and 2021 the median house price increased from $650,000 to $1.1 million, an
increase of $450,000 or 69% in one year. Prices continued to increase to $1.3 million in 2022 and
then declined slightly to $1.2 million in 2023 associated with a flattening property market across
the nation.

Over the last 5 years, an average of 150 dwellings per annum were consented within Mangawhai.
Of these, stand-alone dwellings accounted for 140 dwellings (98%) and terrace houses accounted
for 5 dwellings (2%). This indicates that more than 73% of all dwellings consented within the
Kaipara district are in Mangawhai.

The historic (2006-2022) dwelling demand per annum in Mangawhai nearly doubled from 90
units p.a. in 2006 to 150 units in 2022. Over 2023 - 2053, Kaipara District Council (KDC) forecast
demand for 170 dwellings p.a. under the medium scenario and 260 dwellings p.a. under the high
scenario. Over 2023 - 2053, UE forecast demand for 270 dwellings p.a. under the medium
scenario and 340 dwellings p.a. under the high scenario. The UE projection is based on the
region’s and district’s share of national population growth. Based on this analysis, it is considered
reasonable to adopt an annual housing demand of 270 dwellings.

Mangawhai currently has a surplus of 375 infill dwellings and a shortfall of 190 greenfield
dwellings in the short term. In the medium term, there is a surplus of 105 infill dwellings but a
shortfall of 1,330 greenfield dwellings. Over the long term, there is a significant shortfall in both
infill and greenfield dwellings.

In spite of PC83 being operative, Mangawhai still has a short-term surplus of 375 infill dwellings
and a shortfall of 190 greenfield dwellings. In the medium term, there remains a surplus of 105

U
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infill dwellings but a reduced shortfall of 530 greenfield dwellings. Over the long term, there is a
significant shortfall in both infill and greenfield dwellings. Mangawhai requires the Proposal,
PC84, and 15-20 additional medium to large-scale developments to meet medium (between 50
and 250 dwellings) to large-scale (between 250 and 500 dwellings) developments in the market.

As of 2023, there are approximately 1,520 65+ households residing in Mangawhai. At a market
penetration rate of 20%, this equates to a retirement village demand of approximately 310 units,
as of 2023. Mangawhai will have demand for approximately 2 additional retirement villages by
2033 and approximately 3-to 4 additional retirement villages by 2043.

It is estimated that the construction of the proposed development the proposal would contribute
$237.5 million to the construction sector’s GDP and generate 1,785 FTE jobs. Over the Base Case
Scenario, the proposal in a net addition of $199.7 million and 1,500 FTEs.

The proposed neighbourhood centre would have a catchment that could support a total GFA of
approximately 4,600 - 6,300m?2. This would support the day-to-day needs of the immediate
population. It is therefore considered to be consistent in scale and function with a small-medium
neighbourhood centre.

There is a shortage of industrial land in Mangawhai. The proposed mixed-use land would provide,
to some extent, for the industrial demand that is not otherwise being met within Mangawhai.

Mangawhai's urban population will surpass 10,000 within the next 15-25 years. Additionally, a
daily influx of around 200 workers (according to Statistics NZ employment data, 2023) boosts the
total population, suggesting the 10,000 threshold will be reached within 10-20 years. This
confirms Mangawhai qualifies as an urban environment, with its housing and labour force
population expected to exceed 10,000 in the medium to long term.

Herfindahl-Hirschman Index (HHI) analysis indicates that Mangawhai's residential market is highly
concentrated, indicating a lack of competition and resulting in limited housing diversity and
higher prices. The proposed plan change will add approximately 788 residential dwellings,
offering various housing types from rural lifestyle (6,000m?) to large lots (1,800m?2) to medium-
density housing (500m2), priced between $1,000,000 and $1,550,000. By increasing the housing
supply, the proposal aims to enhance competition, lower prices, and make homes more
affordable, thereby having a more competitive land and development market.

The proposal would displace a small amount of land suitable for agricultural activity valued at $2.9
million'.

" Notwithstanding the potential removal of LUC 3 land from the NPS-HPL.

52024512 || 6



-
(il

2. Introduction

This report provides an evaluation of the economic costs and benefits of a proposed rezoning of
land located to the south-east of Mangawhai to a mix of residential and commercial zones. The
area of the proposed private plan change totals 93.3 hectares of Rural Zoned land, located at
Raymond Bull Road and Black Swamp Road (the “proposal”).

3. Sites & Town Characteristics

Figure 1outlines the proposal site. The proposed plan change consists of 18 sites, with a total area
of approximately 93.3 hectares, of which approximately 74.2 hectares will include a mix of
residential and commercial development, subject to the coastal hazard assessment findings.

Mangawhai is an attractive coastal town approximately 100km north of Auckland’s CBD. It is the
largest town in the Kaipara District.

Figure 1:
Proposal Site

* Seate@ a3 16000
x  mm

Neighbourhood Large Lot Residential Medium Density Resigental PROPOSED ZONING MAP

Source: LINZ, Aspire Consulting T R e e R MANGAWHAIEAST
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4. Proposed Development Indicative Yield

Figure 2 estimates the net developable land area of the proposed development based on the
proposed zone map. The proposal has a total area of 93.3 hectares. After accounting for the
site’s constraints, roads and parks the site has a net developable area of approximately 74.2

hectares.

Figure 2:

Estimated Net Developable Land Area

The Proposal

Land Area (Ha)

Gross PPC Area
Net PPC Area

93.3
74.2

Source: Aspire Consulting, UE

Figure 3 outlines an indicative development scenario for the site based on the proposed zone
map. This includes 6.7 hectares for large lot residential development, 43.7 hectares for low-
density residential development, 10.7 hectares of medium-density residential development, 10.3
hectares of rural residential and 1.6 hectares each of neighbourhood centre and 1.3 hectares for

mixed-use development.

Figure 3:

Indicative Development Scenario

The Proposal

Net
Developable
Land Area (Ha)

Residential

Large Lot Residential

Low Density Residential
Medium Density Residential
Rural Lifestyle

6.7
43.7
10.7
10.3

Sub-Total Residential

71.3

Business

Neighbourhood Centre
Mixed-Use

1.6
1.3

Sub-Total Business

2.9

Total

74.2

Source:Aspire Consulting, UE

Figure 4 presents an estimated dwelling yield and price profile for the proposed development that
is expected to be achieved under typical market conditions. It includes around 788 residential
dwellings: 37 large lot dwellings (average lot size 1,800m?2, priced at approximately $1.4 million),
530 low-density housing units (average lot size 825m?, priced at about $1.2 million), and 207
medium-density housing units, of which 57 dwellings would be conventional residential (priced at
around $1.0 million) and 150 would be retirement village units with an average GFA of
approximately 120m2, priced at an average of $720,000and, 14 rural lifestyle dwellings (average
lot size 6,000m?2, priced at approximately $1.5 million).

52024.5.12
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Figure 4:
Estimated Dwelling Yield & Price
Lots/ |Lot Size GFA |No.of No of . . 2

The Proposal Type Dwellings | (m?) (m?) | Beds Baths Price Price/m
Large Lot Type A 37 1,800 220 4 2 $1,410,000 $6,400
Low-Density Type B 530 825 180 4 2 $1,230,000 $6,800
Medium Density Type C 57 500 140 3 2 $1,000,000 $7,100
Rural Lifestyle Type D 14 6,000 220 2 2 $1,550,000 $7,000
Sub Total - 638 965 180 3 2 $1,230,000 $6,800
Retirement Village Units RV 150 300 120 2 2 $720,000 $6,000
Total 788 800 200 3 2 $1,130,000 $6,600
Source: UE

5. Study Area

Figure 5 outlines the study area that has been used to evaluate the proposal. It includes

Mangawhai and the surrounding rural area.

Figure 5:

Study Area

[Mangawhai[Rural
14
Source: Statistics NZ
52024.5.12 ||
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6. Population Growth Analysis

This section provides an analysis of the population and household growth potential for
Mangawhai. Mangawhai’s growth is in large part, driven by people relocating from Auckland,
which is analysed in detail.

6.1 Auckland Exodus

Figure 6 compares the population growth in Auckland and New Zealand. New Zealand has
experienced strong population growth over the past two decades, which continued through the
Covid-19 period, including years ending March 2021 and 2022. New Zealand’s population
increased by 21,600 for the year ending March 2021 and by 12,600 for the year ending March
2022. Growth continued into 2023 and 2024, with population increases of 121,000 and 93,500,
respectively.

By comparison Auckland’s population has declined over the COVID-19 period, by 12,800 people
for the year ending March 2021 and by 9,000 for the year ending March 2022. This is the first
decline Auckland has seen since 1861 and this exodus has led to the rise of the regions. Thisis
likely to be the defining national demographic trend of the 2020s and of central importance for

places that are the recipients of the outflow from Auckland requiring a sea change in the approach

of these locations to respond to growth demands. It should be noted that after the COVID-19
period, Auckland’s population returned to growth, increasing by 58,500 in 2023 and 44,600 in
2024.

Figure 6:
NZ and Auckland Growth 2000 - 2024

19 6.0
og') 18 5.5
= 17 5.0
£ New Zealand 45

1.6
2 4.0
g 1.5 '
S 1a 0
< 3.0
S 13
.g . Auckland 25
4+
=S 12 2.0
o
D? 11 15

10 10

8588388583 55222 2E228588Y
o 0O 0O 0000000 o
QIRQALILLRLSdFaadaaaaaQa&88K

Source: Statistics NZ

Population New Zealand (millions)

52024512 || 10



U

Figure 7 outlines Auckland’s share of national population growth. Auckland’s share of the national
population growth has declined from 75% in 2001 to 32% in 2020. The only exception was a brief
period following the Christchurch earthquake, during which time Auckland attracted the
population leaving Christchurch. Over the year ending 2021 Auckland’s share of national
population growth was -59% and over the year ending 2022 Auckland’s share of national
population growth was -70% (i.e. Auckland’s population declined for these two years). Over the
last two years, Auckland’s share of national population growth rebounded to 48%, marking a
recovery from the declines in 2021 and 2022. This reflects the resurgence of international
migration in Auckland.

Figure T:
Auckland's Share of the National Population Growth 2000 - 2024
100%
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Source: Statistics NZ

A city’s growth is comprised of natural population growth (births minus deaths), international
migration (the net in/outflow to overseas countries) and internal migration (the net in/outflow
from other cities in New Zealand).

As shown in Figure 8, Auckland’s natural population growth has remained steady at around
10,000 - 12,000 people per annum (shown in red) over the 2019 - 2024 period. International
migration (shown in yellow) has historically been a key driver of Auckland’s population growth.
Pre-COVID, net international migration ranged from 25,000 to 30,000 people per annum. With
restrictions on international migration over the Covid period, Auckland’s main source of
population growth was curtailed, and the total population went into decline. However, over the
past two years, international migration ramped up to 40,000 - 54,000 people per annum. By
contrast, internal migration (shown in blue) has been in decline throughout this entire period, with
approximately 11,000 - 15,000 people leaving Auckland per annum between 2019 and 2022, and
5,000 - 8,000 people leaving per year over the last two years. As a result, Auckland’s New
Zealand-born population has been in decline, a trend that is expected to continue.
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Figure 8:
Composition of Auckland’s population growth 2019 - 2024

70,000 @ Natural

60,000 . H Internal Migration
50,000 O International Migration
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-30,000

Number of People
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Source: Statistics NZ

Statistics NZ has been relied upon to prepare population projections for many decades. Statistics
NZ has prepared a 2006, 2013 and 2018 base projection, corresponding to the recent census
data. As shown in Figure 9, Statistics NZ’s projections for Auckland have anticipated an
increasing share of the national population growth, for example, the 2006 base projection
anticipated Auckland would achieve around 50% of national growth and that this would increase
to around 70% by 2022. The subsequent two projections were similar. However, as shown by the
actual population growth, Auckland has experienced a rapid decline to around 30% of national
growth in 2020 (Covid).

Figure 9:
Auckland’s Share of National Population Growth
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6.2 Growth of the Regions

Figure 10 outlines the regions' share of national population growth. Auckland’s declining share of
national population growth has been offset by rapid growth in the regions. This indicates that
Statistics NZ has consistently underestimated the growth in the regions and overestimated
growth in the Auckland region. The drop off in the regional share of population growth between
2022 and 2024 reflects the resurgence of international migration into Auckland during this
period, as outlined in Figure 8 of the report. While Auckland’s share of national growth
rebounded, regional growth remained above pre-2014 levels, reinforcing the long-term trend of

increased population dispersal beyond Auckland.

Figure 10:

-
(il

Regions’ (except Auckland) Share of National Population Growth
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Figure 11 outlines the Northland Region’s share of growth. The Northland Region has seen the
same trend as most other regions and has consistently outperformed Statistics NZ’s projections.
As shown in Figure 11, Northland has increased from attracting 1% - 2% of national growth in the

early 2000s to around 4.5% of national growth over the last decade.

Figure 11:

Northland's Share of National Population Growth
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As shown in Figure 12, the Kaipara District’s annual population growth has increased from around
100 - 200 people per annum over the 2000 - 2008 period to around 1,100 people in 2020. It
should be noted that growth slowed in 2023, however, regained momentum in 2024. The period
between 2014 and 2021 represents a major step-change in Kaipara’s population growth, with
elevated growth rates persisting for nearly a decade. While growth slowed in 2023, the increase in
2024 suggests that the underlying trend remains strong. It is this recent trend that is the most
reliable basis for estimating growth over the next 5 - 10 years.

Figure 12:
Kaipara District Annual Population Growth (p.a.) 2000 - 2024
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Source: Statistics NZ

Figure 13 outlines the annual population growth in Kaipara district over the 2000 - 2024 period.
There have been some notable demographic changes that have underpinned population growth
in the Kaipara district since 2014. This has been driven by an increase in empty nesters and
retirees, which increased from a growth of 100 - 200 per annum pre-2014, to 300 - 400 per annum
post-2014. Perhaps more significant, it was also driven by an increase in young family age
populations 15 - 39 and O - 14, both of which were in decline pre-2014 (-100 per annum) but
increased significantly to the growth of 200 - 500 post-2014. The increase in family-age
population highlights that the Kaipara District has become an attractive destination for younger
family households.
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Figure 13:
Kaipara District Population Growth (p.a.) by Age 2000 - 2024

Age Range 0-14 15-39 0-39 40-64 65+ @ Tota
2000 0 -150  -150 150 0 0

2001 -100 -100 -200 200 50 50

2002 -50 -50 -100 150 50 100
2003 0 0 0 150 50 200
2004 -50 -50 -100 100 100 100
2005 -50 -50 -100 100 100 100
2006 -50 -50 -100 50 150 100
2007 -50 0 -50 150 100 200
2008 0 0 0 200 100 300
2009 0 50 50 150 100 300
2010 0 100 100 150 150 400
2011 0 0 0 100 250 350
2012 0 0 0 0 200 200
2013 0 -100  -100 0 300 200
2014 0 200 200 100 200 500
2015 0 100 100 200 200 500
2016 100 200 300 200 200 700
2017 100 200 300 100 300 700
2018 200 200 400 200 300 900
2019 0 100 100 0 300 400
2020 200 300 500 300 400 1200
2021 200 300 500 300 400 1200
2022 100 100 200 100 300 600
2023 100 100 200 100 300 600
2024 100 100 200 100 200 500

5-Year Average | 140 180 320 180 320 820
% Total Growth 17% 22% 39% 22% 39% | 100%
Source: Statistics NZ

Figure 14 outlines the annual population change in Mangawhai over the 2000 - 2024 period.
Mangawhai has experienced similar demographic changes to the Kaipara District. Since 2014,
Mangawhai has experienced a higher proportion of young families and retirees entering the town.
Most notably, since 2017 Mangawhai has seen a dramatic increase in the number of young family
households, indicating a structural change from a holiday destination to a self-contained coastal
town. This is likely because Mangawhai is a popular destination for Aucklanders, given itis a
premium coastal location with a range of amenities (retail, supermarket, community, recreation,
etc).
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Figure 14:

Mangawhai Population Growth (p.a.) by Age 2000 - 2024

Age Range 0-14 15-39 0-39 40-64 65+ | Total
2000 10 -10 0 50 0 50
2001 10 10 20 50 10 80
2002 10 10 20 30 20 70
2003 20 20 40 30 10 80
2004 30 20 50 70 20 140
2005 20 20 40 50 40 130
2006 30 0 30 50 10 90
2007 10 40 50 80 40 170
2008 10 10 20 80 30 130
2009 0 40 40 60 40 140
2010 30 30 60 60 80 200
2011 20 20 40 70 90 200
2012 20 0 20 10 90 120
2013 20 10 30 -10 80 100
2014 -10 80 70 80 60 210
2015 30 60 90 100 100 290
2016 70 90 160 90 130 380
2017 100 120 220 130 170 520
2018 100 100 200 130 160 490
2019 100 100 200 100 150 450
2020 100 80 180 150 190 520
2021 80 150 230 140 160 530
2022 50 40 90 50 100 240
2023 30 40 70 60 100 230
2024 30 20 50 50 90 190
5-Year Average 60 65 125 90 130 340
% Total Growth 18% 19% 37% 26% 38% | 100%

Source: Statistics NZ

6.3 Drivers of Population Growth in the Kaipara District

Figure 15 and Figure 16 outline some of the underlying drivers of population growth in Mangawhai.
This is based on a survey of Auckland residents commissioned by UE in 2022. Some of the key

findings are:

A 55% of Auckland residents are considering relocating out of Auckland.

A The main reasons for this are the cost of mortgage/rent, lifestyle and traffic congestion. This
is commonplace in cities that have high house prices, and many locations, such as Sydney and
San Francisco, which have similar high housing prices to Auckland, are seeing lower rates of

population growth or a declining population.

A Additionally, around 5% of the Auckland residents surveyed stated that the ability to work
remotely is a contributing factor for considering relocating. This is a growing trend especially
following the COVID-19 Pandemic, which allows for more flexibility when choosing where to

live.

A This has resulted in an increased demand for lifestyle locations such as Mangawhai.
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Figure 15:
Aucklanders Considering Relocating
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Figure 16:
Main Reasons for People to Consider Relocating from Auckland
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An analysis of the impact of house prices on population growth, and in particular whether a region
performed above or below the projected growth, has been undertaken. The results are presented
in Figure 17. Some of the key points to note are:

A In broad terms, cities with average house prices of over $600,000 achieved growth that
would be below the projected growth, and conversely, cities with average house prices of less
than $600,000 achieved growth that was above projected growth. This analysis has an r? of
57% indicating a strong correlation.

A The main implication is that cities that have affordable housing will attract a high rate of
growth and vice versa. This has important implications, as regions that enable affordable
housing will be able to achieve population and economic growth, at a faster rate than cities
that do not enable affordable housing. For regions that have had nil or low growth, this
52024512 || 18
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presents an important opportunity to strengthen local economies, provide employment and
attract a diverse population.

Figure 17:
House Prices and Share of National Population Growth Above/Below Statistics NZ Projections
4.0%
ol
~
£ \\
pror} ~
3 So
) 2.0% ~ €anterbury QO
15} ~
~
S \\ Taranaki
= \\O OHawke's Bay
8 W . > Marlborough
=] estCoast Q)  Gisborne a\~ QO Tasman
% Manawatu-Whanganui Q \Wa'ikatoo Nelson
(Y 10 L T P g T
© \\ Wellington
c ~
o ~
= Northland Q o
< ~
Z ~
- O Bay of Plenty ~
o \\
© 20% 2N
© \\
(-/:) O otago \\
Aucklandd
-4.0%
$ $200,000 $400,000 $600,000 $800,000 $1,000,000 $1,200,000

Average House Price

Source: Statistics NZ, UE, QV

This suggests that Mangawhai’s recent increase in house prices will have a significant impact on
demand, and conversely, if additional low-priced housing is available in Mangawhai, there will be
an increase in demand.

6.4 Kaipara and Mangawhai Population Projections

The following figure displays the Statistics NZ, Kaipara District Council (KDC) and UE population
projections for Mangawhai. Some of the key points to note are:

A Over the 2018 - 2023 period, the Mangawhai population increased by around 420 persons per
annum.

A The Statistics NZ medium projections are for 220 persons per annum between the 2023 and
2028 period and then reducing to 160-180 per annum over the mid-long term.

A The KDC medium projections are for 180 persons per annum between the 2023 and 2028
period, increasing slightly to 200 persons per annum over the 2028-2033 period, and then
reducing to 140-200 persons per annum over the period ending 2043.
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A The Statistics NZ and KDC projections are significantly below historic actual growth. Given
the increasing exodus from Auckland, a strong rate of growth can be expected in Mangawhai,
more consistent with the rate achieved over the past 5-10 years.

A The UE Medium and High projection estimates growth to be slightly below the historic trends
of 400-500 per annum over the 2023 - 2028 period.

Figure 18:
Mangawhai Historical Actual and Projected Population 2018 — 2043
Actual Projection Growth P.A

Population 2018- 2023- 2028- 2033- 2038-

2018 2023 | 2028 2033 2038 2043 2023 2028 2033 2038 2043
Stats NZ Medium 5,300 7,400 | 8,500 9,400 10,200 11,000| 420 220 180 160 160
Stats NZ High 5300 7,400 | 8,700 9,900 11,100 12,200| 420 260 240 240 220
KDC Medium 5,300 7,400 | 8,300 9,300 10,000 10,700, 420 180 200 140 140
KDC High - - - - - - - - - - -
UE Medium 5,300 7,400 | 9,400 11,300 13,300 15,300/ 420 400 400 400 400
UE High 5,300 7,400 |10,000 12,500 15,000 17,500, 420 500 500 500 500

Sources: Statistics NZ, Infometrics, UE

A The UE Medium and High projections are considered a more useful basis for land use policy,
as they are consistent with recent rates of growth and account for an ongoing exodus from
Auckland to places such as Mangawhai.

7. Residential Demand

This section evaluates the demand for housing in the study area, for the short, medium and long

term.

7.1 Residential Building Consents

Figures 19-20 show dwellings consented over 2016 - 2024 within Kaipara District and Mangawhai.
This provides a useful indication of demand by dwelling type within the study area. The main

points to note are:

A Over the last 5 years, an average of 130 dwellings per annum were consented within
Mangawhai. Of these, stand-alone dwellings accounted for 125 dwellings (97%) and terrace

houses accounted for 5 dwellings (3%).

A Over the last 5 years, an average of 170 dwellings per annum were consented within the

Kaipara district. Of which, stand-alone dwellings accounted for 165 dwellings and terrace
houses accounted for 5 dwellings.

A This indicates that approximately 76% of all dwellings consented within the Kaipara district
are in Mangawhai.
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Figure 19:
Kaipara Building Consents 2016 - 2024

Year Stand Alone Terrace Apartment Retirement Total
2016 260 98% 10 4% 0 0% 0 0% 265 100%
2017 220 96% 10 4% 0 0% 0 0% 230 100%
2018 200 98% 5 2% 0 0% 0 0% 205 100%
2019 185  100% 0 0% 0 0% 0 0% 185  100%
2020 195 98% 0 0% 0 0% 0 0% 200 100%
2021 245 100% 5 2% 0 0% 0 0% 245 100%
2022 190 95% 5 3% 0 0% 0 0% 200 100%
2023 115 96% 5 4% 0 0% 0 0% 120 100%
2024 75 88% 5 6% 0 0% 5 6% 85 100%
5-Year Avg 165 95% 5 3% 0 0% 0 1% 170 100%
3-Year Avg 125 93% 5 4% 0 0% 0 2% 135 100%
Source: Statistics NZ

Figure 20:

Mangawhai Building Consents 2016 - 2024

Year Stand Alone Terrace Apartment Retirement Total
2016 210 98% 5 2% 0 0% 0 0% 215  100%
2017 145 94% 10 6% 0 0% 0 0% 155 100%
2018 135 96% 5 4% 0 0% 0 0% 140 100%
2019 135 100% 0 0% 0 0% 0 0% 135 100%
2020 145  100% 0 0% 0 0% 0 0% 145  100%
2021 175 97% 5 3% 0 0% 0 0% 180 100%
2022 120 96% 5 4% 0 0% 0 0% 125 100%
2023 120 96% 5 4% 0 0% 0 0% 125  100%
2024 75 94% 5 6% 0 0% 0 0% 80 100%
5-Year Avg 125 97% 5 3% 0 0% 0 0% 130 100%
3-Year Avg 105 95% 5 5% 0 0% 0 0% 110 100%

Source: Statistics NZ

7.2 Annual Housing Demand Forecasts

Figure 21 shows the historic and projected dwelling demand per annum in Mangawhai. The

-
(il

projections include those prepared by KDC and UE. The UE projection is based on the region’s
and district’s share of national population growth. This is further supported by the Warkworth-Te

Hana SH1 extension, which will reduce the drive time and increase the access for those

commuting from Auckland, either for work or holiday accommodation. This, combined with the
new secondary school, are considered significant step changes for demand.

The key points to note are:

A Between 2006 and 2022, the dwelling demand within Mangawhai nearly doubled from 90

units p.a. in 2006 to 150 units in 2022.

A Over 2023 - 2053, KDC forecast demand for 170 dwellings p.a. under the medium scenario

and 260 dwellings p.a. under the high scenario.

A Over 2023 - 2053, UE forecast demand for 270 dwellings p.a. under the medium scenario and

340 dwellings p.a. under the high scenario.
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Based on this analysis, it is considered reasonable to adopt an annual housing demand of 270

dwellings.

Figure 21:

Mangawhai Historic & Projected Dwelling Demand Per Annum
. ____________________________________________________________________|

Actual

Projected

Dwelling Demand |2006- 2013- 2018-
2013 2018 2022

2023- 2028- 2023- 2023-
2028 2033 2033 2053

KDC Med 90 150 150 | 170 170 170 170
KDC High 90 150 150 | 260 260 260 260
UE Med 90 150 150 | 270 270 270 270
UE High 90 150 150 | 340 340 340 340

Source: KDC, UE

Figure 22 outlines the split between infill and greenfield housing demand, over the short, medium
and long term. This is determined by looking at the typical proportion of infill housing achieved in
rural towns and villages, which is typically in the order of 5-10% of total growth. A figure of 10%

infill is considered a likely ‘upper end’ infill proportion in Mangawhai. The results are presented in
Figure 22. Some of the key points to note are:

A Currently, there is a demand for 270 dwellings p.a., of which 25 are infill and 245 are

greenfield.

A By 2033, the demand is expected to be 2,700 dwellings which 250 are infill and 2,450 are

greenfield.

By 2053, the demand is expected to be 8,100 dwellings, of which 750 are infill and 7,350 are

greenfield.

Figure 22:

Dwelling Demand by Infill & Greenfield Location 2023-2053

Demand 2023

2028 2033 2038

2043 2048 2053

Infill 25
Greenfield 245

125 250
1,225 2,450 3,675 4,900 6,125 7,350

375

500 625 750

Total 270

1,350 2,700 4,050 5,400 6,750 8,100

Source: UE

8. Housing Market Assessment

This section provides an analysis of the supply and demand for residential dwellings and land in

Mangawhai.

8.1 House Price Trends 2013 - 2024

Figure 23 displays the median house price in Mangawhai between 2013 and 2024. The main

points to note are:

A Inthe 2013-2020 period, there was a steady increase in house prices.
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A Between 2020 and 2021 the median house price increased from $650,000 to $1.1 million, an
increase of $450,000 or 69% in one year. Prices continued to increase to $1.3 million in 2022
and then declined slightly to $1.2 million in 2023 and $1.1 million in 2024.

A This significant price increase suggests Mangawhai experienced a significant increase in
popularity, to both retiree and younger family households, in approximately 2021. This is likely
to have resulted in a surge of demand that outstripped supply, resulting in a significant
increase in house prices.

Figure 23:
Mangawhai Median House Price 2013 - 2024
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Source: realestate.co.nz

8.2 Recent Sales

Figures 24 and 25 display the recent sales of dwellings in Mangawhai over the last 2 years. The
main points to note are:

A The majority of stand-alone dwellings were sold within the $800,000 - $1.3 million price
range. A considerable number of stand-alone dwellings were also sold above the $1.5 million
price range.

The majority of terrace houses were sold in the $700,000 - $900,000 price range.

Overall, 78% of all dwellings sold in Mangawhai were above the $900,000 price range.
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Figure 24:
Mangawhai Recent Sales by Price Bracket June 2021 - 2023
Price ($000) Stand % |Terrace % | Total %
Alone
Less than $500 10 5% - - 10 4%
$500-$600 5 2% - - 5 2%
$600-$700 10 5% - - 10 4%
$700-$800 0 0% 4 57% 4 2%
$800-$900 20 9% 2 29% 22 10%
$900-$1,000 35 16% - - 35 15%
$1,000-$1,100 35 16% - - 35 15%
$1,100-$1,200 20 9% - - 20 9%
$1,200-$1,300 20 9% - - 20 9%
$1,300-$1,400 5 2% - - 5 2%
$1,400-$1,500 20 9% - - 20 9%
$1,500 plus 40 18% 1 14% 41 18%
Total 220 100% 7 100%, 227 100%
Source: Corelogic
Figure 25:

Mangawhai Recent Sales June 2021 - 2023

Less than $500k  $500k - $800k  $800k - $1.2m $1.2m-$1.5m $1.5m plus
Source: CorelLogic
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Figure 26 shows the average residential sale price achieved over the June 2021 - 2023 period in
Mangawhai. Stand-alone dwellings achieved the highest average price of $1.2 million, while
terrace housing achieved an average sale price of $930,000. Overall, across all dwelling types,
the average sale price in Mangawhai was $1.2 million.

Figure 26:
Mangawhai Dwelling Average Sale Price June 2021 - 2023

Average Sale

Dwelling Type Price
Stand Alone $1,210,000
Terrace $930,000
Total $1,200,000

Source: CorelLogic
8.3 Current Listings

Figure 27 outlines the current residential listings (for sale) in Mangawhai. The main points to note
are:

A There are 72 dwellings currently listed for sale on TradeMe in Mangawhai, with an average
asking price of $1,120,000.

A Currently, 12% of dwellings are listed for less than $800,000 in Mangawhai.
A By contrast, 61% of dwellings listed for more than $1,000,000 in Mangawhai.

Figure 27:
Current Listings of Residential Dwellings

Price Bracket

($000) Count %
$300-400 2 3%
$400-500 2 3%
$500-600 1 1%
$600-700 1 1%
$700-800 3 4%
$800-900 7 10%
$900-1,000 13 18%
$1,000-1,100 12 17%
$1,100-1,200 8 11%
$1,200-1,300 4 6%
$1,300-1,400 5 7%
$1,400-1,500 4 6%
$1,500 Plus 10 14%
Total 72

Average ($000) $1,120

Source: TradeMe

8.4 Buyer Profile Market

This section outlines the buyer profile for residential dwellings in Mangawhai. This is based on the
responses of the real estate agents interviewed in July 2023. Some of the key points to note are:
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A Prior to the last ten years, the vast majority of buyers in Mangawhai were Aucklanders in
search of a holiday home. However, over the past 5-10 years there has been a shift with an
increasing proportion of buyers looking for permanent homes.

A The main demographics of the permanent home buyers are young and middle-aged
families that sell their homes to relocate to Mangawhai. Retirees also account for a
significant proportion of the buyer market in the Mangawhai area.

A Key drivers of demand for housing in Mangawhai include work-from-home, relatively large
properties and a relaxing lifestyle.

A The typical budget of the buyer is broken down into three main categories $1.5 - $3.0
million for the wealthier part of the market, $800,000 - $1.3 million for the mid-level
buyers, and $700,000 - $800,000 for the first home buyers.

A The real estate agents consider housing demand to be increasing, however, suggest there
is a shortage of available lots to meet demand.

9. Residential Capacity

Figure 28 outlines the zonings under the Exposure Draft District Plan (DDP). It includes Medium
Density Residential, Low-Density Residential, Commercial, Special Purpose — Mangawhai Central,
recently operative PC83 ‘The Rise’, PC84 ‘Mangawhai Hills, and other Rural residential zones. The
methodology and assumptions undertaken to estimate the development capacity are outlined in
section 9.1. Development capacity estimates are outlined in section 9.2.

Figure 28:
Mangawhai Draft Plan Zones

Draft Plan-Zones
Large Lot Residential
Low Density Residential
Medium Density Residential
[] General Rural
Rural Lifestyle
"] Commercial
Special Purpose - Mangawhai Central
[ Plan Change 83

Source: Kaipara District Council
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9.1 Methodology and Assumptions

This section outlines the methodology and assumptions undertaken to estimate the plan-enabled
and reasonably expected to be realised (RER) capacity under the DDP. The capacity is presented
for Urban and Rural areas. Urban capacity includes capacity in Mangawhai Central?, infill areas,
greenfield areas and operative plan changes. Osborne (2024) notes that various estimations exist
for nominal residential capacity, with the most recent being identified in the economic review for
PC83 and PC84. This review establishes an approximate 1,000 lots at Mangawhai Central: “There
are a number of estimations regarding nominal residential capacity within Mangawhai, the most
recent of which is established in the economic review for PC83 and PC84 through the s42A
reports. In paragraph 4.7 of this review, Formative identify existing capacity of 3,300 sites on
larger blocks of Residentially zoned land (including 1,000 at Mangawhai Central).”

Some of the assumptions and steps to estimate the Plan Enabled and RER capacity are as follows:

A Properties that had land-use classifications such as residential and lifestyle were included in
capacity estimates modelling.

A All properties with land area of less than 1 ha were identified as infill and properties with land
area of more than 1 ha were identified as greenfield properties.

A All properties were collected at the parcel level using the CorelLogic dataset. These
properties were then grouped into zones as outlined by the DDP.

A Aratio of TO% was applied to estimate the developable land area.

A The developable land area for each parcel was then divided by using the minimum lot size
under the DDP. The total number of dwellings that can be accommodated on each parcel was
derived from this step.

A Plan Enabled Capacity was estimated by subtracting the existing dwelling from the total
number of dwellings.

A The RER capacity was estimated on the assumption that 65% of all live-zoned greenfield and
rural properties and 35% of all infill properties are expected to be realised. This accounts for
land banking, the position of the existing dwelling on the site, infrastructure constraints,
geotechnical constraints and the lifestyle choice of people living in and moving to Mangawhai.

9.2 Residential Capacity Estimates

Figure 29 outlines the plan enabled and RER capacity for Mangawhai, incorporating the Draft
District Plan zones and the operative plan changes, including PC83 and PC84. Some of the key
points to note are:

A Mangawhai has RER capacity for approximately 3,600 dwellings in the urban area, including
265 dwellings in medium-density infill, 490 in medium-density greenfield, 780 in low-density
greenfield, 140 in low-density infill.

A Further residential capacity is provided through Mangawhai Central (1,000 dwellings), PC84
(600 dwellings) and PC83 (325 dwellings). These form key components of the area’s planned
urban growth.

2 A high proportion of capacity is currently restricted by the lack of reticulated water supply.
3 Osborne, P. (2024). Economic Assessment Report for Private Plan Change 84. Paragraph 14

U
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Figure 29:
Plan Enabled & RER Capacity by DDP Zones

. Developable Plan
Draft District Plan Capacity s'i\gtlan (Ir:;) Land Area Zital'(a::) Enablgd CaF;)EcF;ty
(Ha) Capacity
Mangawhai Central 500-1,000 115 80 1,000 1,000
Low Density Greenfield 750 130 90 1,200 780
. . Mangawhai Hills (PC84 Operative)| 1,000 220 140 600 600
Urban Residential ) . .
Zones Medium Density Greenfield 400 45 30 750 490
The Rise (PC83 Operative) 400 55 40 325 325
Medium Density Infill 400 40 30 750 265
Low Density Infill 750 45 30 400 140
Urban Total - 650 440 5,025 3,600
Rural Residential  Large Lot Residential 1,000 60 40 400 260
Zones Rural Lifestyle 10,000 290 205 205 135
Rural Total - 350 245 605 395
Total Capacity - 1,000 685 5,630 3,995

Source: KDC, UE

Figure 30 outlines the RER capacity (Urban) over the short, medium and long term. Some of the

key points to note are:

A Currently, there is capacity for 505 dwellings of which 405 dwellings are in infill areas.

A By 2033, there is capacity for approximately 1,830 dwellings, comprising 405 dwellings in infill

locations and 1,425 dwellings in greenfield locations.

A By 2053, there is capacity for approximately 2,985 dwellings of which 405 dwellings are in
infill locations and 2,580 dwellings in greenfield locations.

Figure 30:
RER Capacity by Infill & Greenfield Areas 2023-2053

DDP Capacity 2023 | 2028 2033 2038 2043 2048 2053
Infill 405 405 405 405 405 405 405
Greenfield 100 650 1,425 2,150 2,525 2,580 2,580
Total 505 | 1,055 1,830 2,555 2,930 2,985 2,985
Source:UE

52024512 ||

28



10. Housing Demand vs Supply Differential

Figure 31 provides an estimate of the sufficiency of development capacity over the short (0-3
years), medium (3-10 years) and long term (10-30 years) as defined in the NPS-UD. The
sufficiency estimates rely on:

A The housing demand estimates from Figure 22,
A Therealisable development capacity estimates from Figure 29, and

A A 20% ‘competitiveness margin’ for the short-medium term, and a 15% ‘competitiveness
margin’ for the long term.

The key points to note are:

A Over the short term, there is a surplus of 375 infill dwellings and a shortfall of 190 greenfield
dwellings.

A Over the medium term, the surplus of infill dwellings reduces to 105, while the greenfield
shortfall increases to 1,515 dwellings.

A Over the long term, there is a significant shortfall across both housing types, with a 455
dwelling deficit in infill areas and a 5,870-dwelling deficit in greenfield areas.

A Atthe total level, the housing supply is slightly above demand in 2023 (185 dwelling surplus),
but this shifts into a shortfall of 1,410 dwellings by 2033 and 6,325 dwellings by 2053.

Despite PC83 and PC84 being operative, there remains a significant shortage of residential
dwellings in Mangawhai. The Proposal, alongside existing developments, is necessary to help
address medium-long term housing demand.

In the long term, Mangawhai will require between 15 to 20 additional medium (50 - 250 dwellings)
to large-scale (250 - 500 dwellings) developments to meet projected demand.

The analysis finds that there is insufficient capacity for dwellings under the DDP over the short,
medium, and long terms, and it therefore does not meet the requirements of the NPS-UD.

If annual dwelling demand were 150 dwellings per annum, development capacity would be
sufficient to meet demand until approximately 2038, at which point shortfalls would emerge
across both infill and greenfield areas. By 2043, total shortfalls would reach 515 dwellings,
increasing to 2,195 dwellings by 2053.

If demand was at 200 dwellings per annum, these shortfalls emerge significantly earlier, with a
total housing deficit appearing by 2033. Under this scenario, Mangawhai would face a 145
dwelling shortfall by 2028, increasing to 1,670 dwellings by 2043 and 3,915 dwellings by 2053.
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Figure 31:

Demand vs Supply Differentials

DDP Demand Supply Differentials 2023 | 2028 2033 2038 2043 2048 2053
Infill

Dwelling Demand (incl 20%/15% Buffer) 30 150 300 450 575 720 860

Development Capacity 405 405 405 405 405 405 405

Surplus/Shortfall 375 | 255 105 -45  -170 -315 -455

Greenfield

Dwelling Demand (incl 20%/15% Buffer) 290 | 1,470 2,940 4,410 5,640 7,040 8,450

Development Capacity 100 650 1,425 2,150 2,525 2,580 2,580

Surplus/Shortfall -190 | -820 -1,515 -2,260 -3,115 -4,460 -5,870
Total

Dwelling Demand (incl 20%/15% Buffer) 320 | 1,620 3,240 4,860 6,215 7,760 9,310

Development Capacity 505 | 1,055 1,830 2,555 2,930 2,985 2,985

Surplus/Shortfall 185 | -565 -1,410 -2,305 -3,285 -4,775 -6,325

Source:UE

11. Housing Choice

The proposed plan change will increase the supply of residential dwellings in Mangawhai which
has a shortage of dwellings over the medium to long term. It will offer a mix of housing types, from
rural lifestyle lots with an average lot size of 6,000m? to large lot residential with an average lot
size of 1,800m? to medium-density housing with an average lot size of 500m?2. These homes will
be priced between $1,000,000 and $1,550,000, providing options for different budgets. By
adding more homes to the market, the proposal will create more competition, thereby lowering
prices and making homes more affordable. Overall, the plan change not only adds more homes
but also leads to competitive land and development markets.

12. Retirement Village Demand

The following figure displays a summary of the current and projected retirement village demand
across the catchment and compares it with the existing/pipeline retirement village unit supply.
The key points to note are:

A Since 2017, Mangawhai has seen an increasing proportion of retirees.

A As of 2023, there are approximately 1,515 65+ households residing in Mangawhai. At a market
penetration rate of 20%, this equates to a retirement village demand of approximately 305
units, as of 2023. Based on the existing and planned retirement village unit supply of 160 units
(MetLife Care, Mangawhai Central), there is a shortage of 145 units. This demonstrates there
is currently demand for approximately one additional retirement village.
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