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1. AYRBURN DEVELOPMENT

Property Economics have been commissioned by Waterfall Park Developments Limited
(WPDL) to undertake an Economic Impact Assessment (EIA) of the proposed screen hub
development located within the wider Ayrburn estate in the Queenstown Lakes District and

wider Otago Region).

This EIA is designed to provide an economic assessment in terms of the Fast-Track Approvals
Act (2024) (‘the FTAA') based around economic injection, employment, and scale of economic
impacts / benefits for the economy. This is for both for the construction and operational phases

of the proposed development.

The FTAA supports development proposals to expedite the consent process where the
proposed development results in significant regional or national benefits and the efficient
operation of the consenting process.

The proposed development includes:

e Afilm and television studio including sound stage and workshops (Screen Hub) areas

with associated offices.
e Depot facility with office, storage and logistic spaces.
e Offices and private actor spaces / dressing rooms.
e Gym /wellness centre.
e 247 rooms within 201 separate units for worker or visitor accommodation (to be made

available as visitor accommodation when not in use for screen productions).

Figure 1 following provides an aerial concept plan of the proposed development.

W: www.propertyeconomics.co.nz
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FIGURE 1: PROPOSED DEVELOPMENT CONCEPT PLAN
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11. GLOSSARY OF TERMS

Below is a list of terms relevant to this economic impact assessment. Note that the definitions
of some terms may differ from those provided in the relevant statutory definitions and are
intended solely for the purposes of this economic analysis. This will not affect the economic

analysis conducted in this report or our economic position.

TERM DEFINITION

Australia New Zealand Standard Industrial Classification 2006 - A standard
method used to classify businesses and organisations based on their primary

economic activity. It provides a framework for analysing and comparing

ANZsIC economic data across industries in Australia and New Zealand. ANZSIC is widely
used by government agencies, researchers, and businesses for statistical, policy,
and planning purposes.

CAPEX capital expenditure

W: www.propertyeconomics.co.nz
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Development
contributions

fees that developers pay to territorial authorities for the provision of
infrastructure and upgrades required as a consequence of development, which
may include water supply, sewerage connections, roads and

community infrastructure

Direct economic
impacts

derived from the actual spending / expenses incurred through the construction

of the anticipated development

Economic benefits

usually gains that can be expressed in financial terms as the result of an

improvement in facilities provided by a government, local authority, etc.

Economic costs

the value of what is given up when choosing one economic activity over another.
Economic costs also include opportunity costs, which are the value of the next

best alternative that is forgone.

Employment

the level of indirect and induced employment activity generated through the

multipliers expenditure on and off site.
these are all jobs created through the direct construction phase and ongoing
operation of the development including indirect and induced employment

FTE years through all business sectors (not solely construction jobs) and relate to job years
rather than one employee

GDP gross domestic product

Indirect economic
impacts

economic impacts are the increased spending brought about by those firms /

households and their employees / occupants, who supply the development

Induced economic
impacts

measured in terms of the additional income that will be spent in the area due to

increased business activity

Net Present Value

(NPV)

the difference between the present value of cash inflows and the present value

of cash outflows over a period of time.

Transaction costs

costs that arise as part of engaging in an economic trade. This can include

compliance costs, planning costs, variation costs, etc.

1.2. STATEMENT OF EXPERIENCE

Philp Osborne is an economic consultant for the company Property Economics Limited, based

in Auckland.

My qualifications include Bachelor of Arts (History / Economics), Masters in Commerce, and

Masters in Planning Practice from the University of Auckland.

W: www.propertyeconomics.co.nz
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I have 25 years' experience advising local and regional councils, central government agencies,
and private developers throughout New Zealand in respect of a wide range of property issues,
including economic impact assessments, commercial and residential market assessments,

economic cost benefit analyses and forecasting market growth and land requirements across

all property sectors.

I have undertaken numerous Economic Impact Assessments for FTAA applications.

1.3. CODE OF CONDUCT

Although this is not a hearing before the Environment Court, | have approached this
assessment on the basis that it is prepared in the same way as it would be for expert evidence

in Environment Court proceedings.

| therefore confirm that | have read the Code of Conduct for Expert Witnesses contained in the
Environment Court Practice Note 2023 and confirm that | have complied with it in preparing
this assessment. | confirm that the issues addressed in this assessment are within my area of
expertise, except where | have indicated that | am relying on others’ opinions. | have not

omitted material facts known to me that might alter or detract from my opinions expressed.

1.4. INFORMATION AND DATA SOURCES

Information has been obtained from a variety of reliable data sources and publications
available to Property Economics, including:

o Input / Output Tables - Statistics NZ

. Business Frame Data - Statistics NZ

o Proposed Development Specifics - WPDL

o Development Concept Plan - WPDL

. Economic Impact of the New Zealand Aotearoa Screen Production Sector — Olsberg SPI,

July 2022
. Economic Futures (Film Queenstown Lakes)- Queenstown District Council
o Economic Trends in New Zealand Film Sector Firms & Employment — MBIE

o Ayrburn Screen Hub Report May 2025 — Dave Gibson

W: www.propertyeconomics.co.nz
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2‘

ECONOMIC CONTEXT

In assessing the potential economic impacts of the proposed development, it is important to

first establish the context in which the impacts will be assessed. For the purposes of this

assessment the two importa Nt parameters are:

a)

The geospatial extent of the economic impact. While the provision of production
studios and related activities at Ayrburn could have a national economic impact, the

majority of impacts are likely to be retained within the Otago Region

In terms of the statutory considerations, the Resource Management Act (RMA)
provides context in terms of the utilisation of natural resources. It calls for the “efficient

use and development of natural and physical resources” (Part Il section 7(b))".

This can be considered from the perspective of economic efficiency which can be
defined as “the effectiveness of resource allocation in the economy as a whole such
that outputs of goods and services fully reflect consumer preferences for these goods
and services as well as individual goods and services being produced at minimum

cost through appropriate mixes of factor inputs.”?

The FTAA section 22, subsection (1)(a) outlining the criteria for assessing the application

including whether the Fast Track process:

“the project is an infrastructure or development project that would have significant

regional or national benefits”.

This report has not considered the profitability of the proposed development’s operations and

relies on the motivation of the applicant to assume that the development is feasible.

" Resource Management Act 1991, section 7(b).

2 Pass, Christopher and Lowes, Bryan, 1993, Collins Dictionary of Economics (2nd edition), Harper Collins,

page 148.

W: www.propertyeconomics.co.nz
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3. THE SCREEN INDUSTRY

The New Zealand screen industry is one that has primarily been built on the natural attributes
of the country, as well as the high levels of innovation and invention within the industry and

supporting sectors.

A recent economic assessment® highlights some of the nationally significant contributions of

the New Zealand screen production industry, including:

e Over 100 international productions per annum

e Total production spend was up to $1b (2021), up 20% year on year from 2015 (since the
introduction of the NZSPQ)

e Thescreen industry directly employs 5,400 FTEs with over 17,500 people employed

through support businesses

e Over the 6 years to 2021 the screen production industry contributed over $10b in

economic output.

This rapid rise has been fuelled by international success in film and television production, such

as the success of Peter Jackson'’s Lord of the Rings trilogy.

While the proposed facilities at Ayrburn are not unigue in a national sense, they have
historically been absent from the Otago Region despite the fact that the area has been a

drawcard for its unique and natural beauty.

While some major productions have been filmed in Otago Region (Mission Impossible: Fallout,
A Wrinkle in Time, and The Hobbit Trilogy) and this area is the third largest production hub in
the country, the industry's current contribution does not reflect its valuable opportunity ($35m
perannum). Thisisin large part due to much of the valuable production and post-production
aspects of the business not being not accommodated within the region. It is this opportunity

the proposed development is attempting to realise.

Queenstown Lakes District Council has a team within its Economic Futures division* that seeks
to support and facilitate screen production within the area. It highlights the locational benefits

of operating within this sector in Otago, including.

e Diverse filming locations in close proximity — mountains, lakes, forests, rivers and towns

3 Economic Impact of the New Zealand Aotearoa Screen Production Sector — Olsberg SPI, July 2022

4 Economic Futures (Film Queenstown Lakes)- Queenstown District Council -

https// www.qldc.govt.nz/community/economic-development/film

W: www.propertyeconomics.co.nz
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e Equipment base and high-calibre crew with international experience - view our local

directory.
e Aninternational airport with flights to Australia and the rest of New Zealand.

e World-class accommodation, dining and entertainment options for visiting cast and

crew.
e Opposite seasons to the Northern Hemisphere — snow in July and flowers in February.

e Film-friendly council and local community.

W: www.propertyeconomics.co.nz
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L. ECONOMIC IMPACTS AND CONSIDERATIONS OF PROPOSED
DEVELOPMENT

4. ECONOMIC ACTIVITY OF DEVELOPMENT PHASE

This economic impact assessment estimates the total additional gross economic output® into
the Otago Regional economy that would be brought about by the proposed development. The
specifications and details have been provided by WPDL and represent the Project’s

configuration and costings at this point in time.

Table 1 below summarises employment within Otago Region and is the base composition and

trends utilised to provide the following impact assessment.

TABLE 1: OTAGO REGION EMPLOYMENT COMPOSITION

Source: Stats NZ Business Demographics (2024)

In the 12 months ending June 2024 the Otago Region generated $16.73b in GDP with $1.6b of
this by way of tourism. While a smaller proportion of this was generated in the film industry,
the potential for proportional growth in this sector (and flow-on’ benefits to the district as a

whole) is material.

5 For example, this has not taken into account any short-term loss of operational employment currently

on site.

W: www.propertyeconomics.co.nz
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The economic impact assessment is not site specific, i.e, the EIA does not endeavour to identify

the extent to which particular parts of region that will benefit economically

Although there are undoubtedly economic benefits that are specific to the location, they are
primarily driven by proximity to transport corridors, efficiencies, ownership opportunities, site

size, and the opportunity costs associated with other sites.

The economic impacts likely to be experienced as a result of the proposed Project are broken
down by the development phase, which includes the construction costs (CAPEX®) of the

development and the proportion of those costs that are retained within the region.
Economic impacts fall into three categories:

a) Direct Impacts: The direct economic impacts are derived from the actual spending /

expenses incurred for the forecast period of operation.

b) Indirect Impacts: Indirect economic impacts are the increased spending brought
about by those firms / households and their employees / occupants, who supply the

operation.

c) Induced Impacts: Induced economic benefits are measured in terms of the additional

income that will be spent in the area due to increased business activity.

The EIA includes costs, which have been valued for the overall Project. The impact of this
injection on the initial business cycle has been calculated. This ‘construction multiplier’ was
based on the national input-output tables produced by Statistics New Zealand (based on 106
sectors), which were then assessed at a regional level based on the Otago Region economic

activity, composition, and productivities.

This estimates the ‘leakage’ of economic activity from the economy (within specified sectors),
and therefore the overall regional production (within a given business cycle) for each $1

injected.

This was performed for the general commercial construction sectors. These multipliers are
based on ‘net’ flows by broad sector type and are therefore approximations.
Total output impacts to the Otago Region for the proposed developments include:

. Direct Construction Cost x ‘Construction Multiplier’ +

. Direct Development Cost x ‘Development Multiplier’ +

o Indirect Business Spend x ‘Commercial Multiplier’ +

. Induced Retail Spending x ‘Retail Multiplier’

6 CAPEX — Capital Expenditure

W: www.propertyeconomics.co.nz

11



5243910

Each identified multiplier relates simply to the economic sector from which the activity is

generated.

The following assumptions have been applied in this impact analysis in order to assess the level
of economic injection into the overall economy at this time. This has some (limited) impact on
the distributional effects of the costs and benefits but can be quickly adjusted to

accommodate more specific construction and on-going costs and injections.

1. For the purposes of this EIA, it has been assumed that the construction costs will fall
within the definition of the following categories (based on a standard ‘special’
commercial ratio): ‘non-residential construction’, ‘non-building construction’, ‘other

construction services'.

2. Financial or loan costs on capital primarily fall outside of the local catchment and

impact the national economy.

3. The origin of labour has been assessed based on regional labour movements
furnished by Statistics NZ based on 2018 data. However, employment data has been

updated as per the Statistics NZ Business Demographic data’ to March 2024.

4, This report deals with the economic impact of the proposed development on the
Otago Region. These are specifically the direct impacts related to the operation and

construction of the proposed activity.

5. The economic activity generated is based on the Project’s gross activity and does
not consider this redirecting growth opportunities from elsewhere in the

catchment. As stated, this assessment is not site specific.

o. For the purposes of this assessment, a 6% discount rate has been applied.

7. Labour movements are based on average retention rates rather than specific

company locations.

8. The proportion of materials and labour internalised in direct benefits to the region
are based on standardised labour movements as well as employment and
production composition within the district. The amount of each ‘flow-on’ dollar
retained in the region are based on the movement of resources (including labour)

between other regions.

7 Business Frame Data — provides Statistics NZ measure of employment in an area by ANZSIC sector.

W: www.propertyeconomics.co.nz
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TOTAL REGIONAL ECONOMIC ACTIVITY DEVELOPMENT PHASE

Table 2 outlines the resulting impacts on the Queenstown Lakes District and regional

economies as a result of the development of the project up to 2027, i.e. Construction phase.

TABLE 2: TOTAL GROSS OTAGO REGIONAL ECONOMIC INJECTION

2025 2026 2027 Total

Direct Expenditure ($m)

Land

Earthworks / Civil Works $7.5 $5.0 $12.5

Civil Consultants $11.5 $6.2 $17.8

Demolition

Other $13.5 $3.4 $16.9

Levies $3.3 $3.3

Infrastructure $2.8 $7.8 $0.6 $11.1

Total Development Costs (excl. land) $21.8 $32.5 $7.2 $61.5

Construction Accommodation $9.7 $29.1 $25.8 $64.6
Studio $5.7 $45.2 $5.7 $56.5
Other $5.0 $1.3 $6.3

Total Construction and Development Costs (excl. Land) $15.3 $79.3 $32.7 $127.3

Increased Local Spend* $0.5 $0.7 $1.2

Total Direct Expenditure (excl. land) $37.1 $112.3 $40.7 $190.0

Level 2 Multiplier Impacts

Total QLD Output NPV (48 sector multipliers)** $44.2 $125.6 $42.8 $212.6

Total Regional Output NPV (48 sector multipliers) * * $52.7 $152.7 $52.2 $257.6

Employment (FTE Years)

Development Employment 211 392 86

Construction Employment 542 240

Other Employment 62 82 53

QLD Total Employment (FTE years) 272 1,016 379 1,667

Regional Total Employment (FTE years) 313 1,149 428 1,890

Source: Property Economics

* Increased Local Spend by residents, employees, construction workers and additional local business
spend through the different stages of development.

**The impacts on QLD and Region as a result of direct, indirect and induced activities.

The preceding table illustrates that the total (direct, indirect and induced activities) impact on
business activity within the Otago Region as a result of the proposed development over a 3-

year construction period is estimated to be around $258 million Net Present Value (NPV).

W: www.propertyeconomics.co.nz
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In terms of employment multipliers, this would contribute approximately 630 jobs per annum
regionally over the development period for the Project, with a total number of FTE years®

estimated at 1,890 over the 3-year 2025-2027 construction period.

4.2. ONGOING OPERATIONAL IMPACT ON ECONOMIC ACTIVITY

The following assessment provides an economic analysis of an operational scenario for the
accommodation, spa, and screen hub facilities. This scenario represents a number of
operational assumptions regarding the nature of the activity to the regional economy,
identifying where this activity is considered to be unigque or a representation of general
contribution. These assumptions are a combination sourced fromm WPDL and Dave Gibson's

report®.
The assumptions include:

SCREEN HUB
e One domestic drama series. budget $10 million, area spend $4 million
e One domestic telemovie Budget $3 million, area spend $1.5 million
e One offshore financed TV series Budget $60 million, area spend $30 million
e One offshore financed film Budget $50 million, area spend $25 million

e Several TVC's, mostly from offshore as line productions - area spend $5 million.

ACCOMMODATION

e 80% Occupancy
e 25% Operating Expenses

e 247 Rooms across 201 Separate Units

SPA
e 70% Occupancy

o  30% Operating Expenses

8 These are all jobs created through the direct construction phase including indirect and induced

employment through all business sectors (not solely construction jobs)

% Ayrburn Screen Hub Report, Dave Gibson, May 2025

W: www.propertyeconomics.co.nz
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4.3,  TOTAL REGIONAL ECONOMIC ACTIVITY FROM ONGOING OPERATION

This phase calculates the economic impact of each $1injected into the regional economy on
the initial business cycle. This Level 2 multiplier is based on the national input-output tables
produced by Statistics New Zealand (based on 48 sectors), and then assesses the output at a

regional level based on regional economic activity, composition, and productivities.

This estimates the ‘leakage’ from the economy (within specified sectors), and therefore the

overall regional production (within a given business cycle) for each $1 injected.

Table 3 summarises the operational economic contribution to the regional economy based on
the overall assumptions supplied by WPDL consultants. These economic benefits are
additional to the construction contribution as outlined earlier of $258m which are based on

development costs.

TABLE 3: TOTAL ONGOING OPERATIONAL REGIONAL ECONOMIC CONTRIBUTION

2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 Total

Direct Expenditiure ($m)

Accomodation $5.4  $5.4  $54  $54  $54  $54  $54  $54  $54  $5.4 | $32.1
Studio (Total Production Spend) $65.5 $68.8 $72.2 $75.8 $79.6 $83.6 $87.8 $92.2 $96.8 $101.6| $445.5
Other $1.3 $1.4  $15 $1.6  $1.7 $1.8  $1.9  $2.1  $2.2  $2.3 | $9.3
Total QLD Output NPV (48 sector multipliers)* * $38.9 $38.7 $38.4 $38.2 $37.9 $37.7 $37.5 $37.3 $37.2 $37.0 |$378.9
Total Regional Output NPV (48 sector multipliers)** $47.5 $47.2 $46.9 $46.6 $46.3 $46.0 $45.8 $45.5 $45.3 $45.1 |$462.2

Source: Property Economics

*The impacts on QLD and Region as a result of direct, indirect and induced activities.

It is estimated that the activities from the proposed development would contribute $462m in
economic activity to the region over a 10-year period to 2036. Once again these are at NPV

levels. This would support 370 FTEs per annum with over 130 of these jobs on site.

W: www.propertyeconomics.co.nz
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5. SUMMARY

Our EIA estimates that this proposed development would have significant and positive
economic impacts on the Otago Regional economy with a greater level of film, television and
digital production spend retained within the area. This essentially leverages off the locational
attributes that the region achieves for digital production, retaining a greater level of activity

throughout the production process.

Quantified economic benefits include:

1. Anestimated $258m (NPV) of regional economic activity generated from the

construction and development of the proposal over a 3-year period.

2. This level of activity will support over 630 full time jobs per annum regionally, with a
total of 1,890 FTE job years.

3. Anadditional $462m (NPV) of regional economic activity generated from the ongoing

operation of the proposed development over a 10-year period.

4. This level of ongoing operational activity will support over 370 full time jobs per annum,

with many of these being unique to the region

As outlined in the film consultant's report large scale productions overlook Queenstown as a
location to base themselves as there are too many logistical barriers due to a lack of film
facilities and accommodation. The Ayrburn Screen Hub provides the facilities which will

overcome these barriers and unlock a significant economic opportunity.

W: www.propertyeconomics.co.nz
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