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WELLINGTON REGIONAL STRATEGY

1 Introduction

The purpose of this workstream is to provide basic information and material on housing
demand in the Greater Wellington metropolitan area for three main purposes:

o to assist in determining the additional capacity (new or within existing urban
areas) needed to accommodate the projected growth in population and
households in Greater Wellington metropolitan area;

e to understand the attributes of and the manner in which desirable residential
areas and housing choice will underpin and support economic development of
the region; and,

¢ to develop Wellington specific principles around the location, style and
development of housing which reflects sustainable growth and development.

Specific analyses in this paper include:

forecast changes in household structure;

forecast demand for new dwellings, by territorial authority, by dwelling type;

an assessment of the housing supply;

an evaluation of the effect of the housing market on the regions economic
development;

¢ the land usage characteristics of residential activity;

e smart growth principles and the implications of residential activity; and,

¢ the implications of the trends of second home development.

Key assumptions have been identified throughout the report, however the most
significant is related to dwelling type preferences. These form the basis of dwelling type
forecasts, and attempt to factor in the increased acceptance of more intensive forms of
housing given the increasing cost of land and changing lifestyles.

The other key assumption is population growth, which ultimately forms the basis of the
housing demand forecasts. For the purpose of this report the MERA high series
household formation data have been used.

Housing is inherently related to all other workstreams. Housing costs comprise a
significant portion of household expenditure, and this in turn has an effect on the ability
of the population to purchase their own home and to invest in other sectors of the
economy. The location of housing also plays an important role in the overall efficiency of
a city, as it determines the level of accessibility to employment and other amenities.

The projections and findings in this report are based on today’s knowledge and
understanding of household growth and dwelling preferences. They do not attempt to
anticipate changes in these patterns that may occur as a result of actions taken under
the Wellington Regional Strategy. The Wellington Regional Strategy may specifically
aim to influence how the region’s housing patterns actually develop through targeted
interventions.
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1.1 Glossary of Terms

Apartment: Two or more residential dwellings that that are vertically stacked.
Terrace/Unit: Two or more residential dwellings that are horizontally stacked (ie. joined
side to side).

Detached Dwelling: Free standing residential dwellings.

Lifestyle Dwelling: Freestanding dwellings on large plots of land, typically in the order of
4,000m? to 40,000m?.

Mosaic Profiles: Mosaic is a geo-demographic classification that describes New
Zealand's households by allocating them into 11 Groups at Household Level. This uses
demographic, economic and property input data.
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2 Forecast Demand for Dwellings

The factors affecting demand for dwellings include the:

net household formation;

income and wealth distribution;

cost of housing finance;

price level of dwellings;

government policy (eg. public housing programs); and,
changing preference in respect of dwelling type and location.

These factors are the major determinant of demand over the shorter term, and are less
relevant for the strategic planning process.

Demand for new construction of dwellings is typically calculated as:

e net household formation;
¢ plus the change in the number of vacant dwellings;
e plus the net removals of existing units.

These factors are the major determinant of demand over the longer term, and are more
relevant for the strategic planning process.

With regard to planning for additional houses, demand can be calculated simply as the
net household formation plus the change in the number of vacant dwellings. This is
because it can be assumed that the removal of existing dwellings can be replaced with
new dwellings.

2.1 FORECAST HOUSEHOLD FORMATION

This report adopts the MERA high series household formation data. The MERA new
household formation (high series) for the WRS Study Area forecasts in the order of
1,800 additional households per annum out to 2006, decreasing slightly to just above
1,500 new households per annum for the 2006-2021 period. After 2021 the regional
population is projected to taper off, with static household growth expected to occur
around 2051. As discussed above, these are a direct reflection of the longer term
demand for additional houses.

Around one half of this population growth is forecast to be within Wellington City. Of
the remaining growth, one quarter is forecast to be in the Kapiti Coast, with the balance
to be spread across the other Districts. Of these low growth areas, a large proportion
of this growth is likely to occur in either new subdivisions, or on lifestyle properties.

Tables 1 and 2 present the forecast growth in household formation for the WRS Study
Area. Underlying this growth in household formation are changes in the demographic
structure and also other social factors. This is clearly evident in the continued
decrease in household size in Wellington. Key factors underlying the increasing rates
of household formation in Wellington are:

An increasing proportion of single parents;

An increasing proportion of divorcees;

An increasing proportion of retired couple/single household;

An increasing proportion of young couples in de facto relationships; and,
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e A decreasing proportion of families.

Table 1: Forecast Total Households

TLA 1981 1986 1991 1996 2001 2006
Kapiti Coast District 10,240 11,730 13,960 15,620 17,430 19,810
Porirua City 12,560 13,730 14,270 14,630 14,940 15,920
Upper Hutt City 12,370 12,620 12,980 13,120 13,190 13,450
Hutt City 33,720 33,930 34,060 34,660 34,610 35,510
Wellington City 54,770 55,360 56,090 59,850 62,320 66,620
WRS Study Area 123,670 127,370 131,350 137,880 142,500 151,300
TLA 2011 2016 2021 2031 2041 2051
Kapiti Coast District 21,750 23,530 25,420 28,680 31,270 33,310
Porirua City 16,590 17,250 17,930 18,730 18,690 18,150
Upper Hutt City 13,690 13,880 14,010 13,640 12,500 11,050
Hutt City 36,630 37,910 39,140 40,390 39,950 38,310
Wellington City 69,940 73,610 77,460 84,220 89,010 91,920
WRS Study Area 158,600 166,170 173,950 185,660 191,430 192,730
Source: MERA

Table 2: Forecast Household Growth Per Annum

TLA 1981 1986 1991 1996 2001 2006
Kapiti Coast District - 298 446 332 362 476
Porirua City - 234 108 72 62 196
Upper Hutt City - 50 72 28 14 52
Hutt City - 42 26 120 -10 180
Wellington City - 118 146 752 494 860
WRS Study Area - 740 796 1,306 924 1,760
TLA 2011 2016 2021 2031 2041 2051
Kapiti Coast District 388 356 378 326 259 204
Porirua City 134 132 136 80 -4 -54
Upper Hutt City 48 38 26 -37 -114 -145
Hutt City 224 256 246 125 -44 -164
Wellington City 664 734 770 676 479 291
WRS Study Area 1,460 1,514 1,556 1,171 577 130
Source: MERA

Table 3 shows the forecast household growth for each household type out to 2051, as
bought about by the above demographic and social changes. The forecasts beyond
2021 assume household growth continues at the proportions as seen in 2021 (as
changes in the demographic composition of the population are not considered reliable
beyond this point).
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Table 3: Forecast Household Growth per Annum by Household Structure

Couple
TLA Year wifhzuf Two-l;:)are'r;t One-pare'nt ) Other One-person Total (MERA)
Children amily Family Multiperson
Kapiti Coast District 2006 181 46 68 23 159 476
2011 192 -7 47 0 155 388
2016 186 -17 56 19 113 356
2021 188 -22 47 0 165 378
2031 162 -19 41 0 142 326
2041 129 -15 32 0 113 259
2051 101 -12 25 0 89 204
Porirua City 2006 81 4 55 0 56 196
2011 93 -59 11 22 67 134
2016 105 -61 22 0 67 132
2021 103 -75 26 0 82 136
2031 60 -44 15 0 48 80
2041 -3 2 -1 0 -2 -4
2051 -41 30 -10 0 -32 -54
Upper Hutt City 2006 51 76 25 0 52 52
2011 -125 214 57 0 -99 48
2016 83 -87 3 0 39 38
2021 -19 55 2 13 -26 26
2031 27 -79 -4 -18 37 -37
2041 83 -243 -11 -57 114 -114
2051 105 -309 -14 -72 145 -145
Lower Hutt City 2006 102 -74 40 0 112 180
2011 179 -117 40 0 123 224
2016 249 -197 25 0 179 256
2021 201 -194 21 0 219 246
2031 102 -99 11 0 111 125
2041 -36 35 -4 0 -39 -44
2051 -134 129 -14 0 -146 -164
Wellington City 2006 240 155 142 65 258 860
2011 318 26 84 22 266 664
2016 429 -130 91 46 298 734
2021 477 -175 70 0 397 770
2031 419 -153 62 0 349 676
2041 297 -109 44 0 247 479
2051 180 -66 27 0 150 291
WRS Study Area 2006 655 56 330 87 636 1764
2011 658 5 240 44 511 1458
2016 1052 -492 197 65 695 1516
2021 949 -410 167 13 837 1556
2031 770 -394 125 -18 687 1170
2041 469 -330 61 -57 433 576
2051 212 -228 14 -72 206 132

Source: MERA, Statistics NZ, Property Economics
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Table 3 shows the household types that will generate longer term demand for new
dwellings. Key points to note are:

e The large proportion of growth is going to be in the Couple Without Children
and the One-person Households;

e A small proportion of growth is forecast to come from One-parent Families and
Other Multi-person households; and,

¢ Qutto 2011 there is negligible growth in Two-parent Families, and beyond 2011
there is a decrease in the actual number of these households.

The implications for these trends are significant. With the large proportion of
household growth being in the Couple Without Children and the One-person sectors,
this will increase demand for smaller dwellings with smaller lots. The eventual
decrease in Two-parent Families will have implications in terms of reducing demand for
larger dwellings on larger sections, resulting in a surplus of this stock.

Table 4 provides a summary of dwelling preferences for each of the household
structures. Dwelling type has been limited to high and low density, with low density
referring to stand alone dwellings on larger (approximately 350m? plus) lots, and high
density referring to attached units, terraced and apartment dwellings on smaller lots
(approximately 350m? and less). It is important to note that there is a wide variation in
house design and site requirements, and in this regard it is not possible to categorically
define household types.

The dwelling preferences outlined in Table 4 have been based on assumptions
regarding affordability, location and lifestyle, and while ultimately are difficult to predict,
provide an indication as to where the future demand for each dwelling type is likely to
occur. There is currently little useful research available, either locally or internationally,
to assist in determining where dwelling preferences lie. The only alternative to these
assumptions is to undertake a comprehensive survey, specific to Wellington, to
examine the housing preferences of the population. This would confirm
Wellingtonian’s specific housing preferences.

Property Economics have undertaken a survey of new dwelling buyers across the
WRS Study Area, and the results are discussed in more detail further on in this section.
This provides some assistance into understanding the dwelling preferences of these
household structures, however is focused on new housing areas only.

Table 4: Dwelling Preference by Household Structure

Couple

without Two-lgcre.rlﬂ One-pore.rlﬂ Multi Other One-person Total
Housing Type Children amily Family ultiperson
High Density 60% 10% 50% 30% 60% 42%
Low Density 40% 90% 50% 70% 40% 58%

Source: Property Economics

Working paper 2.12: Housing needs and demand, open space and community facilities
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The assumptions within Table 4 have been based primarily on the findings of Section
2.3 Household Survey: These include:

e Couples without Children and One-person households will exhibit a stronger
preference for high density housing given its affordability, access to amenities,
and low maintenance. One-parent Families are also likely to have a preference
for high density housing for the same reasons. For the purpose of this report
amenity refers to quality of the urban environment, its character (including
aesthetics), number of activities / facilities, such as open space and cafes /
restaurants.

e Two-parent Families are likely to exhibit a low preference for high density
housing, as this type of housing does not generally provide for their larger
housing and outdoor living requirements.

o Other Multi-person households are likely to have a stronger preference for low
density housing, given they are often comprised of young couples and singles
that seek multi bedroom accommodation and larger homes.

Tables 5 & 6 show the forecast demand for high and low density dwellings by
household structure, for each TLA within the WRS Study Area. These tables simply
multiply the total demand for dwellings (Table 3) by the dwelling preference ratios
outlined in Table 4.

Working paper 2.12: Housing needs and demand, open space and community facilities
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Table 5: Forecast Demand for High Density Dwellings by Household Type (per annum)

Couple
TLA Year withzut Two-pore‘nt One-pore.ni . Other One-person Total (MERA)
Children Family Family Multiperson
Kapiti Coast District 2006 109 5 34 7 95 249
2011 115 -1 24 0 93 231
2016 112 -2 28 6 68 211
2021 113 -2 24 0 99 233
2031 97 -2 20 0 85 201
2041 77 -2 16 0 68 160
2051 61 -1 13 0 53 126
Porirua City 2006 49 0 27 0 33 110
2011 56 -6 5 7 40 102
2016 63 -6 11 0 40 107
2021 62 -7 13 0 49 116
2031 36 -4 8 0 29 68
2041 -2 0 0 0 -1 -3
2051 -24 3 -5 0 -19 -46
Upper Hutt City 2006 31 -8 13 0 31 67
2011 -75 21 29 0 -59 -84
2016 50 -9 2 0 23 66
2021 -11 6 1 4 -16 -16
2031 16 -8 -2 -6 22 23
2041 50 -24 -5 -17 68 71
2051 63 -31 -7 -22 87 91
Lower Hutt City 2006 61 -7 20 0 67 141
2011 107 -12 20 0 74 189
2016 149 -20 13 0 108 250
2021 120 -19 10 0 131 243
2031 61 -10 5 0 67 123
2041 -22 3 -2 0 -23 -43
2051 -80 13 -7 0 -87 -162
Wellington City 2006 144 16 71 19 155 405
2011 191 -3 42 7 159 397
2016 257 -13 45 14 179 482
2021 286 -17 35 0 238 542
2031 251 -15 31 0 209 476
2041 178 -1 22 0 148 337
2051 108 -7 13 0 90 205
WRS Study Area 2006 393 6 165 26 382 971
2011 395 0 120 13 307 835
2016 631 -49 98 19 417 117
2021 569 41 84 4 502 1118
2031 462 -39 62 -6 412 892
2041 281 -33 30 -17 260 521
2051 127 -23 7 -22 124 213

Source: MERA, Statistics NZ, Property Economics
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Table 6: Forecast Demand for Low Density Dwellings by Household Type (per annum)

TLA

Kapiti Coast District

Porirua City

Upper Hutt City

Lower Hutt City

Wellington City

WRS Study Area

Source: MERA, Statistics NZ, Property Economics
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Year

2006
2011
2016
2021
2031
2041
2051
2006
2011
2016
2021
2031
2041
2051
2006
2011
2016
2021
2031
2041
2051
2006
2011
2016
2021
2031
2041
2051
2006
2011
2016
2021
2031
2041
2051
2006
2011
2016
2021
2031
2041
2051

Couple
without
Children

72
77
74
75
65
51
41
32
37
42
41
24
4]
16
20
-50
33
-8
1
33
42
41
72
100
80
41
14
53
96
127
172
191
167
119
72
262
263
421
380
308
188
85

Two-parent
Family

42
-6
-16
-20
-17
-14
-11
4
-53
-55
-67
-40
2
27
-69
193
-78
50
-71
-219
-278
-66
-106
-178
-175
-89
31
117
140
-24
-117
-157
-138
-98
-59
50

-443
-369
-354
-297
-205
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One-parent
Family

34
24
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24
20
16
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One-person Total (MERA)

63
62
45
66
57
45
36
22
27
27
33
19

B
13
21
-40

15
210
15
46
58
45
49
72
87
44
16
.58

103

106

119

159

140
99
60

254

204

278

335

275

173
82

227
157
145
145
125
99
78
86
32
25
20
12
-1
-8
-15
132
-28
42
-60

-185
-236

39
35
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228
200
142
86
793
623
399
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55
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Key points to note from Tables 5 & 6 are:

e Over the next twenty year period there will be demand (in the WRS Study Area)
for in the order of 600-700 low density dwellings per annum, and 900- 1,000
high density dwellings per annum.

e The large proportion of demand for high density dwellings will come from
Wellington City and Kapiti Coast. A small demand will come from Porirua City
and Lower Hutt City.

e Similarly, the large proportion of demand for low density dwellings will come
from Wellington City and Kapiti Coast, and a small amount of demand will come
from Porirua City, Upper Hutt City and Lower Hutt City.

It is a difficult task to determine the current and future housing preferences of a
population. A complicating factor is that many residents need to view and experience
the product before they can determine whether they would purchase or rent the
property. There are also many other considerations such as the relative cost of other
forms of housing (particularly low density) in the location, the proximity to amenities,
views, and so forth. For these reasons, the housing preferences have been split into
‘high’ and ‘low’ density initially, with a more detailed split undertaken subsequently to
reflect the ‘on the ground’ likelihood of these forms of housing being developed. Itis
noted that Table 7 has been generated by Property Economics and outlines general
assumptions about housing preferences. This has been based on the findings of
Household Survey section below and the findings of discussions held with market
representatives. It is noted that a thorough survey specific to the Wellington Region
would need to be undertaken to provide statistically robust forecasts of the household
type preferences.

Table 7: Dwelling Type Demand by TLA

TLA Apartment  Terrace / Unit Detached Lifestyle
Kapiti Coast District moderate moderate moderate high
Porirua City low low/moderate  low/moderate moderate
Upper Hutt City low low/moderate  low/moderate  moderate
Lower Hutt City low/moderate  low/moderate  low/moderate low
Wellington City high high high n/a
High Density Low Density

TLA Apartment  Terrace / Unit Detached Lifestyle
Kapiti Coast District 30% 70% 90% 10%
Porirua City 20% 80% 95% 5%
Upper Hutt City 10% 90% 95% 5%
Lower Hutt City 20% 80% 100% 0%
Wellington City 50% 50% 100% 0%

Source: Property Economics

With regard to high density dwellings, it is likely that the demand for apartments will be
in most part confined to the Wellington CBD, and those areas immediately surrounding
the Wellington CBD, such as Te Aro.

Working paper 2.12: Housing needs and demand, open space and community facilities
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There will be a small amount of demand for apartments in the sub-regional centres,
particularly Johnsonville Shopping Centre and Hutt City Centre, and other locations
that offer outstanding views and natural environments, or are considered high amenity
zones outside the commercial centres such as Titahi Bay and Paraparaumu Beach.

For all other locations, the demand for high density dwellings will in large part be for
unit and terraced dwellings. This is because apartment developments typically require
a level of urban amenity consistent with that available in the Wellington CBD, and the
regional centres within the WRS Study Area are not of a sufficient size to provide this.
In regard to unit and terraced dwellings, it is likely that most demand will exist in the
adjacent areas to the larger sub-regional centres (and throughout Wellington City). Itis
also likely that some demand for unit and terraced dwellings will exist in ‘out of centre’
locations, such as Jackson Street in Petone.

Multiplying the assumptions outlined in Table 7 (Dwelling Type Demand by TLA) above
by Table 3 (Forecast Household Growth per Annum by Household Structure) results in
Table 8, which forecasts household growth by dwelling type. This Table provides an
indication of what types of housing are likely to be in demand in each TLA across the
WRS Study Area out to 2051.

Working paper 2.12: Housing needs and demand, open space and community facilities
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Table 8: Dwelling Type Demand Forecasts by TLA (per annum)

TLA Year Apartment  Terrace / Unit Detached Lifestyle Total
Kapiti Coast District 2006 75 174 204 23 476
2011 69 162 141 16 388
2016 63 148 130 14 356
2021 70 163 130 14 378
2031 60 141 112 12 326
2041 48 112 89 10 259
2051 38 88 70 8 204
Porirua City 2006 22 88 82 4 196
2011 20 82 30 2 134
2016 21 86 23 1 132
2021 23 93 19 1 136
2031 14 55 11 1 80
2041 -1 -3 -1 0 -4
2051 -9 -37 -7 0 -54
Upper Hutt City 2006 7 60 -14 -1 52
2011 -8 -76 125 7 48
2016 7 59 -27 -1 38
2021 -2 -15 40 2 26
2031 2 21 -57 -3 -37
2041 7 64 -176 -9 -114
2051 9 81 -224 -12 -145
Lower Hutt City 2006 28 113 39 0 180
2011 38 151 35 0 224
2016 50 200 6 0 256
2021 49 194 3 0 246
2031 25 99 2 0 125
2041 -9 -35 -1 0 -44
2051 -32 -129 -2 0 -164
Wellington City 2006 202 202 455 0 860
2011 198 198 267 0 664
2016 241 241 252 0 734
2021 271 271 228 0 770
2031 238 238 200 0 676
2041 169 169 142 0 479
2051 102 102 86 0 291
WRS Study Area 2006 334 637 766 26 1764
2011 318 518 599 24 1458
2016 383 734 385 14 1516
2021 411 707 420 18 1556
2031 339 553 268 10 1170
2041 214 307 54 1 576
2051 108 106 -77 -4 132

Source: MERA, Statistics NZ, Property Economics
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2.2 MOSAIC PROFILES

MOSAIC profiles provide a socio-economic and behavioural understanding of the people
living in each TLA within the WRS Study Area. This is based on a range of
demographic, economic and property input data. These profiles are particularly useful
for understanding the lifestyle preferences that to some extent underlie the demand for

different types of housing. In this regard they provide an additional dimension than

WELLINGTON REGIONAL STRATEGY

provided by the assessment of household structure. Table 9 presents the breakdowns
for each of the key profiles. Appendix 1 provides a detailed description of these profiles
and outlines their respective dwelling preferences.

Table 9: TLA MOSAIC Profiles

MOSAIC

Wealthy Professionals
Comfortable & Secure
Young Singles

Family Balance
Kiwiana

Local Pride

Blue Collar Owners
Grey Power

Cultural Diversity
New Houses

Not Specified

MOSAIC

Wealthy Professionals
Comfortable & Secure
Young Singles

Family Balance
Kiwiana

Local Pride

Blue Collar Owners
Grey Power

Cultural Diversity
New Houses

Not Specified

Source: PMP Marketing

Kapiti Coast
1%
8%
0%

16%
14%
16%
8%
23%
3%
10%
1%

Kapiti Coast
1%
7%
0%

19%
18%
16%
8%
69%
2%
47%
8%

FOR EACH TLA

Porirua City
5%
23%
1%
5%
8%
21%
8%
1%
28%
2%
0%

Upper Hutt City
2%
1%
1%
18%
11%
16%
17%
4%
12%
5%
3%

FOR WRS STUDY AREA

Porirua City
6%
22%
1%
6%
11%
23%
8%
2%
26%
12%
2%

Key trends to note within Table 9 include:

Upper Hutt City
1%
8%
0%
18%
13%
14%
14%

9%

9%
21%
30%

Lower Hutt City
8%
12%
4%
10%
11%
14%
20%
2%
17%
1%
0%

Lower Hutt City
19%
22%

6%
26%
33%
32%
42%
1%
32%
10%

8%

Wellington City
18%
12%
35%

7%
5%
4%
8%
1%
9%
0%
1%

Wellington City
73%
41%
93%
30%
25%
14%
28%

9%
30%
9%
52%

e Wellington is the preferred location for Wealthy Professionals, with 73% of this
group residing in Wellington City;
e Comfortable & Secure largely choose to live in Wellington City (41%), and to a
lesser extent in Porirua City and Lower Hutt (22% each);
¢ Young Singles almost exclusively choose to reside in Wellington City, with 93%
of this group living in this location;
e Interestingly, 69% of the Grey Power group and 47% of the New Houses group

reside in Kapiti Coast; and,

o Wellington City is clearly the desirable location for those groups that can afford

to live there, including Wealthy Professionals, Comfortable & Secure and

Young Singles.

Working paper 2.12: Housing needs and demand, open space and community facilities 16
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Those household types of high wealth and income (Wealthy Professionals and Young
Singles) gravitate strongly towards Wellington City. This will be reflected in a strong
demand for quality housing, both high density and low density. A specific demand for
high quality larger apartments is likely to be generated by these sectors, with views,
solar access and proximity to amenities being critical factors.

Kapiti Coast is a key destination for the retired sector. This may indicate a lack of
suitable product in other locations across the region, much of which is likely to be a
result of price, where many households look to trade down to smaller dwellings to
access capital in the later stages of their life.

2.3 HOUSEHOLD SURVEY

A widespread survey was undertaken of new households across the WRS Study Area.
While this survey was not intended to provide statistically robust results, the findings do
provide an indication of the key trends that are occurring.

A mail-out of 1000 ‘self-completion’ questionnaires were posted to apartment and
terraced houses within and surrounding the CBD, and to new large scale residential
developments across Wellington. New residential developments were identified through
building consent data (see Figure 4) and discussions with market representatives.

Some of the larger subdivisions surveyed include Whitby Estate (Porirua), Churton Park
(Johnsonville), Riverstone Terraces (Upper Hutt), Bellevue (Newlands). With regard to
high density housing, a range of new terrace and apartment developments located within
and adjacent to the CBD have also been included in this survey.

In total, 44 responses were received for CBD Apartment dwellings, 40 responses were
received for CBD Terrace/Unit dwellings, and 128 responses were received for New
Detached dwellings.

The following sections provide an overview for each of the dwelling types surveyed.
CBD Apartment
Some clear trends are evident in the apartment market. These include:

Most dwellings are 1-2 bedrooms.
There is an even spread of age groups.
The large proportion has a one-person household structure.
There are a range of household incomes, however around half are below
$50,000 per annum, as would be expected with single person households. A
proportion of these are likely to be students.
e Just over half of apartments are rented.
e Just over half of apartments are valued at under $300,000.
e The main reasons for the choosing to live in apartments are close to work,
friends and low maintenance.
The main reason for living in the CBD is ‘to be within the CBD’.
¢ Having low maintenance and good solar access were identified as important
attributes for apartments.
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This compares to previous research Property Economics has undertaken on
apartments, which has indicated that:

e Around 50% of apartments are rented.

e One-person households make up around 50% of the market, and couples
around 45%. Around 5% are families.

o There is a wide range of age groups living in apartment.

CBD Terrace / Unit

Some of the key trends that are evident in the terrace / unit market include:

¢ Around one third of terrace / unit dwellers indicated they would consider living in
an apartment.

e Most dwellings are 1-2 bedrooms.

e There is a wide spread of age groups, however there is a strong representation
of the 60 years plus bracket.

e The large proportion of household structures are one-person or couple with no
children.

¢ Household incomes are relatively low, with around two thirds of occupants
earning less than $50,000 per annum. As with apartments, this is in part a
reflection of the smaller household sizes (ie. only one income earner).

e One third are rented.

e Most of these dwellings are priced in the mid $200,000 to low $300,000 bracket.

¢ The main reasons for the choosing to live in terrace / units are close to work,
close to friends and affordability.

e There were not any distinct features in that where considered important in this
type of housing.

This compares to previous research Property Economics has undertaken on terraced
houses, which has indicated that:

Around 70% are non-family households.

There are a very high proportion of couples with no children in terraced houses.

There are a wide range of age groups living in terraced houses.

Around 40% were rented.

Around half of those living in terraced houses indicated this was by choice, with

half stating they would prefer to live in a free standing house.

o Affordability and low maintenance were the two main reasons identified for
living in a terraced house.

e Larger living spaces and more storage were identified as recommended
alterations to existing terraced houses.

o Good quality workmanship and architecture were also identified as important,

with many terraces lacking in these qualities.

New Detached

Some key trends evident in the detached housing sector include:

¢ Around one quarter of respondents indicated they would consider living in
terrace or apartment housing.

¢ The main reason for respondents not to consider apartment or terrace dwelling
suitable was the lack of section space.
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e Three fifths of these houses are 4 bedrooms plus, indicating people are seeking
large dwellings.

e Similarly, three fifths of these houses are occupied by people aged in the 40
plus age brackets.

e The average household income is very high, with three fifths of houses earning
in the $70,000 plus income bracket.

e Only a very small proportion are rented, around 15%.

e Three fifths of dwellings are valued at over $400,000, and one third over
$500,000.

¢ Close to work and affordability were the two main reasons identified for moving
to these locations.

e There were a wide range of features identified as being important.

e Low maintenance and good workmanship were important attributes in new
houses.

These surveys show that there is a high tendency for ‘single’ and ‘couple only’
households to live in apartment housing. This is a strong indication that the supply of
this type of housing will be a key factor in meeting the housing needs of these growing
sectors of the population. It also shows that apartments are a strong rental product,
which supports the findings and recommendations of the Economic Growth section
later in the report.

The survey also shows that elderly or retired households have a strong tendency to
choose apartment and terrace / unit housing. This is a result of the low maintenance
and affordability of this product, and indicates that a strong supply of this form of
housing would benefit this sector.

Most of the large housing in the new subdivisions was occupied by wealthy larger
families. Having large sections and quality new houses is important to this sector.

2.4 DEMAND FOR BACH / CRIB PROPERTIES

There is very limited data available from which to accurately project the long term
demand for baches/cribs in the WRS Study Area. Table 12 presents the relevant
Statistics NZ data, which has historically been difficult to acquire given that baches/cribs
are often vacant on census night. In this regard this data is not considered to be
reliable.

In terms of forecasting demand for baches/cribs, this is particularly difficult given they
are correlated to some extent with the strength of the national and international
economy, the wealth of residents, evolving lifestyle preferences, lower costs of
domestic and international airfares, and the level of immigration (and the wealth of the
immigrants). This is further complicated in Wellington by those living in the lower North
Island also being attracted to those bach/crib locations that Wellingtonians are.

In addition to this, what have traditionally been holiday destinations are being
increasingly transformed into permanent residential locations, such as the Kapiti Coast.
Fifty years ago Kapiti was considered a long drive from Wellington. However, with
improved roading, quicker vehicles, lifestyle changes, demographic shifts and
residential growth, Kapiti is increasingly seen as an extension of Wellington and an
area where people want to reside permanently.
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It is safe to assume that demand for baches/cribs will continue. Areas that are popular
will have either a high quality natural environment or recreational activity in close
proximity.

In regard to the transition of baches/cribs locations into permanent residential
locations, there are several factors to consider:

o Firstly whether the location is within an acceptable commuting distance from
Wellington City, in the order of one hour is generally considered the limit. In this
instance these locations are more likely to enter into a transition phase from
secondary to permanent dwellings.

e Secondly, the geographical rate at which the city is growing. As traditional
baches/crib locations become effectively closer to the city, they become more
likely to enter into a transition in permanent dwellings. All cities have a large
number of locations that were once bach/crib locations.

Beaches have been the traditional drivers of bach/crib locations. While this will
continue to be the case in the future, as beach locations become increasingly crowded,
inland environmental destinations are becoming more popular with vineyards, bush
retreats, etc. increasingly being viewed as good second home locations.

Figure 1 below shows the location of occupied baches/cribs across in the WRS Study
Area and surrounds. It can be seen that there are very few baches/cribs in the WRS
Study Area, with the exception of those located in the Kapiti Coast. This is not an
unexpected trend. It is likely that considerably more residents own baches/cribs than
indicated on Figure 1, particularly in further afield locations such as Lake Taupo or the
top of the South Island. As mentioned above, there is no reliable information on this,
and a comprehensive survey would be required to understand these trends and make
accurate forecasts.
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