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INTRODUCTION 

1. My full name is Paul John Commons.  I hold the position of General 

Manager, Canterbury Recovery and Redevelopment at Housing New 

Zealand Corporation ("the Corporation"), a role I have held since 

August 2013. 

2. My role report to the Corporation’s Chief Executive and requires 

extensive experience in the delivery of large complex projects in a 

sensitive community setting under urgency.  I am leading the 

Corporation’s investment of $1.2 billion in repairing existing 

properties and redeveloping the Corporation’s land holdings in 

Canterbury over the next decade to not only to fully recover from 

earthquake damage but to also create a portfolio of properties that 

are modern, well-designed and fit for purpose.  

3. Prior to my current role with the Corporation, I worked at Transfield 

Worley Limited working on multiple development projects across 

New Zealand industrial sectors..  I also worked for Holcim Limited 

for 11 years, holding several leadership roles in New Zealand, 

Australia and the United States leading significant organisational 

change and investment projects, often requiring sensitive 

community engagement and subject to public and media scrutiny. 

4. I confirm that I am authorised to give evidence on behalf of the 

Corporation in respect of hearings on the proposed Christchurch 

Replacement District Plan ("Replacement Plan"). 

SCOPE 

5. I have been asked to provide evidence that will assist the hearings 

panel in understanding the Corporation’s role in providing social 

housing and set the context for the relief it has sought as part of 

the Crown submission.  

6. This evidence provides an overview of the Corporation’s functions, 

role and responsibilities, as well as describing the tenant base and 

the organisations it works with.  I then set this within the 

Christchurch context, particularly with respect to the effects of the 
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2011 earthquake series, the Canterbury Investment Plan and the 

Corporation’s intent to utilise its landholdings more efficiently. 

7. I also draw to the hearings panel's attention a number of issues 

that are impacting upon the Corporation’s ability to deliver social 

and affordable housing in an efficient and effective manner. 

8. I have relied on my knowledge of the Corporation’s functions and 

activities as broadly outlined within a number of key documents.  

These are the Housing Corporation Act 1974, the Briefing for the 

Incoming Minister Responsible for Housing New Zealand (October 

2014), Housing New Zealand's Strategic Plan and Statement of 

Intent 2014-18.  

9. The Corporation has retained independent experts and legal counsel 

who will address the specific relief sought by the Corporation.  I 

have not specifically addressed the relief sought by the Corporation 

in its submission but have discussed, in a very general manner, the 

strategic direction of the Replacement Plan in respect of the 

Corporation’s interests. 

EXECUTIVE SUMMARY 

10. The Corporation owns or manages more than 68,000 rental 

properties throughout New Zealand, including about 1,500 homes 

for community groups that provide housing services.  

11. Nationwide, the Corporation has approximately 193,400 people 

occupying Corporation tenancies with around 20,000 of those 

tenants living in Christchurch (in approximately 6,120 dwellings). 

The Corporation is the largest owner of residential property in 

Christchurch. 

12. The Corporation has social housing in locations spread throughout 

Christchurch with the exception of the hill suburbs.  From July 2011 

the Corporation’s primary goal has been to provide social housing 

to those with the highest need. This has meant moving away from a 

“State house for life” approach. 

13. The Christchurch earthquakes in 2010/2011 affected 95% of the 

Corporation’s property portfolio including some 215 houses located 
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in the red zones (including Kaiapoi) and 335 that were damaged 

beyond repair. 

14. In addition, there has been a marked change in the type of social 

housing that is required by the Corporation’s tenant base, with 

increased demand in Christchurch for single bed units. Much of the 

Corporation’s housing stock comprises 3 bed family homes on large 

lots and does not meet its tenant’s needs.  

15. As part of its asset management strategy, the Corporation is 

seeking to redevelop existing sites by using them more efficiently to 

improve the quality and quantity of social housing that is available. 

16. In addition to repairing and upgrading 5,000 earthquake damaged 

properties, the Corporation is building 700 replacement new units 

within Christchurch by the end of 2015.  This activity is across 

many Christchurch suburbs and communities. The Corporation is 

currently the largest brownfield residential developer in 

Christchurch. Its status as an crown entity does not provide any 

relief from rates, development contributions or planning obligations 

or provide development advantages, and the Corporation is subject 

to heightened scrutiny and expectations regarding community 

engagement. 

17. The Corporation’s current and future portfolio of residential homes 

in Christchurch represents a significant long term investment in 

social infrastructure in Christchurch. 

18. The Corporation has benefited from a number of development 

mechanisms introduced into the operative City Plan by way of the 

Land Use Recovery Plan (LURP). In particular, the Corporation is 

utilising the Community Housing Redevelopment Mechanism 

(“CHRM”) to redevelop areas of existing social housing in Aranui, 

Broomfield, Bexley, and Shirley.  

19. The Corporation contributed to the Crown’s submission on the 

Replacement Plan to ensure that the Plan addressed matters of 

concern relating to the ability of the Corporation to meet its social 

housing and Christchurch rebuild objectives. Those aspects of the 

submission of particular interest to the Corporation were focused on 
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the Corporation’s need to economically and efficiently provide for 

social housing and reconfigure its housing portfolio.  

20. The Corporation acknowledges the opportunities provided by the 

Replacement Plan to intensify housing development and provide for 

a choice of housing. The Corporation considers that the retention of 

these provisions (with some amendment) will support the Council’s 

vision for the City and enable the Corporation to effectively and 

efficiently reconfigure its housing stock, increase housing supply on 

its existing land in new and innovative ways, make better use of 

existing investment in social and physical infrastructure, and 

contribute to positive improvements in communities.  

21. The effectiveness of the district plan is heavily reliant on supporting 

physical council infrastructure and planning procedures and 

processes. Collectively, the Council has a very significant influence 

on the speed of the Corporations’ redevelopment projects in 

Christchurch and their cost economies. The goal of the corporation 

is to provide purpose built, sustainable homes for residents with 

high housing needs. Simply put, more effective plans and efficient 

planning processes result in better and more homes for more 

residents, at a time of great need and urgency. 

BACKGROUND TO HOUSING NEW ZEALAND CORPORATION  

22. The Housing New Zealand Corporation was formed in 2001 as a 

statutory corporation established under the Housing Corporation Act 

1974 ("Act") (as amended by the Housing Corporation Amendment 

Act 2001).  It is also a Crown agency under the Crown Entities Act 

2004. 

23. As a Crown entity, and distinct from a Ministry of Government, the 

Corporation operates as a company.  The Corporation is governed 

by an independent board of directors who are responsible and 

accountable to the two responsible Ministers; Minister Responsible 

for Housing New Zealand Corporation (Hon Bill English) and the 

Minister for Social Housing (Hon Paula Bennett).  

24. The Corporation principally operates from its own balance sheet 

deriving its operating cash flow from rental income and land sales.   
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Unlike Government Ministries, the Corporation does not receive a 

budget allocation to undertake its core activities.  As an operating 

company the Corporation returns an annual dividend to the Crown 

(its owner). 

25. The Corporation works within a community of government, 

charitable and private sector organisations to provide social housing 

and housing support throughout New Zealand.  From July 2011 the 

Corporation’s primary goal has been to provide social housing to 

those with the greatest need1.  This has meant moving away from a 

"state house for life" approach towards providing housing for people 

in need for the duration of that need. 

Statutory Role and Functions 

26. The Act  requires the Corporation to give effect to the Crown’s 

social objectives by providing housing in a business-like manner, 

and be an organisation that exhibits social and environmental 

responsibility whilst operating with good financial oversight, and 

effectively managing the Crown's assets and liabilities. 

27. The Corporation’s functions under the Act2, include:  

(a) Providing rental housing directly to tenants and to 

community groups; 

(b) Lending for housing purposes; 

(c) Giving housing help and advice; and 

(d) Undertaking management and development of the state 

housing portfolio. 

28. The Crown identified key objectives for Housing New Zealand for 

2013/143.  Including assisting the Crown to meet the Government's 

social objectives for housing by: 

(a) Assisting vulnerable individuals and families, who request 

state assistance, to make the right housing choices; and by 

                                                
1 Housing New Zealand’s  Mission Statement 'We provide high quality, subsidised rental 
homes to people in the greatest need for the duration of their need'.  
2 Housing Corporation Act 1974, Part 2 Section 18 (2) (a-l). 
3 Statement of Intent 2014-2018. 



 

 Page 6 

working with other agencies, to transition existing state 

house tenants whose circumstances have improved to 

alternate housing. 

(b) Providing cost-effective quality State housing and associated 

services to those most in need, for the duration of their 

need.   

(c) Co-operating with the Government, and other relevant 

entities, in order to facilitate the development of the social 

housing market and, in doing so, promote the diverse supply 

of social and affordable housing; and the diversity of social 

housing providers. 

The Housing New Zealand Corporation’s Strategic Plan 

29. The Housing New Zealand Strategic Plan outlines the vision of the 

Corporation to be the social housing provider of choice.  This means 

that through the provision of social housing services the 

Corporation will: 

(a) Provide homes that people want to live in; 

(b) Provide leadership and innovation in the social housing 

sector; 

(c) Deliver best value to the Crown; and 

(d) Operate in a manner that means people, suppliers and 

contractors will want to work for us. 

30. The Strategic Plan sets out four cornerstones goals to deliver 

on this vision, these are: 

(a) Our people operate and manage our homes effectively and 

efficiently; 

(b) Our people are proactive and results focussed, and we are 

financially viable; 

(c) Our people deliver on our service commitments to our 

customers and stakeholders; and 



 

 Page 7 

(d) Our people produce the right mix of quality homes in the 

right locations. 

31. In delivering the strategic plan, the Asset Management Strategy 

plays an important role in outlining how the Corporation’s assets 

will be managed, developed and reconfigured to meet the strategic 

goals.  

The Housing New Zealand Asset Management Strategy 

32. The Asset Management Strategy (“AMS”) is the Corporation’s asset-

related response for achieving the goals of the Strategic Plan. The 

AMS guides investment and sets out the 10 year plan to deliver a 

fit-for-purpose national portfolio of quality homes aligned with 

priority demand. The outcomes of the AMS will have direct positive 

effects on the health, safety and wellbeing of tenants and the 

communities they live in. 

33. The AMS focuses on reconfiguring the portfolio to better meet 

demand, and places a greater emphasis on improving the condition 

of existing homes so that they meet the needs of our customers.  

The six goals of the AMS seek to enable: 

(a) That the needs of tenants will be at the centre of decision 

making.  The Corporation will continue to deliver housing to 

those most in need and the asset activity will promote good 

urban design; 

(b) The provision of homes that are are warm, dry and safe and 

meet the needs of tenants; 

(c) A portfolio that has the right mix of typologies to meet the 

needs of tenants, meet demand from applicants, and 

minimise overcrowding and underutilisation. This generally 

requires an increase in smaller and larger homes and a 

proportionate decrease in three-bedroom homes; 

(d) The achievement of the right balance between continuing to 

maintain existing homes versus replacement with new 

housing; 
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(e) Responsiveness and agility in an evolving housing market; 

and 

(f) A long term financially sustainable portfolio. 

THE HOUSING NEW ZEALAND CORPORATION’S PORTFOLIO 

34. Social housing is a subset of affordable housing and meets the 

housing needs of people who face barriers to housing in the wider 

rental and housing market.   

35. The Corporation is the main provider of social housing in New 

Zealand and expects to be so for some time to come.  It also has a 

role to play in facilitating affordable housing.   

36. The following set of key statistics4 summarises the position and role 

of the Corporation in the housing market: 

(a) The Corporation manages a portfolio of around 68,000 

properties nationally, valued at $18.6 billion, making it the 

Crown's second largest asset; 

(b) The Corporation’s properties make up 5 percent of the 

country's total housing stock; 

(c) 96 percent of the Corporation’s houses are tenanted, with 

193,400 occupants nationwide; 

(d) 8,235 new tenancies were started nationwide in 2013/14; 

(e) 95 percent of state rental households are supported by the 

income-related rent subsidy which is administered by the 

Ministry of Social Development ("MSD"); 

(f) Approximately 3,000 houses out of the Corporation’s total 

housing stock are leased from the private market,  

(g) Approximately 1,500 houses are Community Group Housing 

properties which provide accommodation for groups or 

organisations assisting society’s most vulnerable; 

                                                
4 Briefing for the incoming Minister Responsible for Housing New Zealand. Housing New 
Zealand. October 2014.  
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(h) Approximately 400,000 maintenance actions are carried out 

nationally each year, with $338 million of capital and 

operational expenditure spent on maintenance, upgrading 

and repairs in 2013/14 

(i) Approximately 8 percent of the total portfolio is held in 

Christchurch consisting of 6,120 units housing 

approximately 20,000 people.  

37. Figure 1 below shows the household composition of the 

Corporation's tenancies nationwide.  The most common household 

configuration amongst our tenants is a single parent with children 

(approximately 30 percent of all tenancies), with single person 

households the second most common.  Over 56% of all tenancies 

involve households with children (totalling some 77,750 children 

living in Corporation accommodation). 

 

Figure 1: Household composition of tenancies 

38. In the Christchurch context, over the past year 36% of applications 

for housing have been for 1 bedroom properties, with a further 

39% of applications requiring 2 bedroom properties.  Only 18% of 

applications in the last year required 3 bedroom houses with 6% 

requiring 4 bedrooms or more. 

39. Figure 2 below shows the mix of current tenancy length within the 

Corporation’s portfolio.  Approximately 46% of tenancies have 
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commenced within the last 5 years, however, nearly one third of all 

tenancies include households with long term housing need with 

tenancies that have existed for more than 11 years. 

 

Figure 2: Length of Housing New Zealand tenancy 

40. The Corporation’s tenant base has evolved over time, and will likely 

continue to do so.  The main changes in the tenant base have been 

reflective of changes in the allocation of homes to those in need, 

and changes in the demographic make-up of society, from primarily 

nuclear families to larger families; sole parents with children and 

single-person households.   

41. From an asset management perspective, the Corporation’s role is to 

ensure that there is provision of enough of the right kinds of 

houses, in the right places, to meet demand.  That means building 

and redeveloping properties to satisfy growing needs in regions like 

Auckland and Canterbury, but also making sure that oversupply 

does not occur in areas where demand is static, or declining. 

42. Redevelopment of existing brownfield land, especially in high 

demand locations, enables the replenishment of existing housing 

stock that is not of the right type, configuration or quality to meet 

current and future social housing need.   

43. In developing and intensifying the portfolio, the Corporation looks 

to make better use of land that has reasonable access to public 
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transport; commercial centres; community services and facilities 

(such as public open space, educational facilities, or other social 

infrastructure); or areas of employment. 

44. When undertaking development projects the Corporation aims to 

build and manage positive ‘blind tenure’ integrated communities. 

That is, when viewed externally the social housing dwellings 

developed will be constructed and managed to have the same or 

similar external appearance to other community housing and 

private housing that may form part of the redevelopment.  

45. In addition to reconfiguring its portfolio, the Corporation also looks 

to create opportunities, where possible, to increase the supply of 

housing generally within the market, both to other social housing 

providers or as affordable homes within the market. The 

Corporation land holdings are in established suburbs, it is not 

undertaking large new subdivisional activity, unlike the large 

construction programmes that established social housing in New 

Zealand last century. 

46. It is important to the Corporation to view its landholding as part of 

a wider community.  Accordingly it maintains an interest in 

understanding the redevelopment opportunities (including 

opportunities for intensification) provided to the wider development 

market.   

INTERACTION WITH OTHER GOVERNMENT DEPARTMENTS AND 

AGENCIES 

47. The Treasury, alongside the Ministry of Business Innovation and 

Employment ("MBIE"), provides monitoring of Housing New Zealand 

on behalf of the shareholding Ministers.  MBIE also provides 

housing policy advice to the Crown. 

48. Responsibility for housing needs assessments and associated 

functions lies with the Ministry of Social Development (MSD).  The 

MSD also has responsibility for managing the waitlist, tenancy 

reviews and income-related rent, and investigations into fraud and 

dishonesty. 
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49. The MSD now administers the Social Allocation System (“SAS”) for 

all new social housing applicants and a modified version for existing 

state house tenants under the reviewable tenancies initiative.  The 

Social Allocation System provides the criteria for allocating State 

housing to those with the greatest housing need.   

50. Applicants for social housing are prioritised on the waiting list based 

on their level of need.  Priority A applicants are people considered 

'at risk' and include households with a severe and persistent 

housing need that must be addressed immediately.  Priority B 

applicants are people who have a 'serious housing need' and 

includes households with a significant and persistent need.  In both 

cases, the household is unable to access and/or sustain suitable, 

adequate and affordable alternative housing. 

51. The Corporation also provides Community Group Housing.  These 

are properties that are rented to groups and iwi who provide 

residential services for people in the community including women 

and children needing refuge, youth at risk, persons with mental 

health concerns, people with intellectual and physical disabilities, 

and families needing emergency housing.   

52. The Corporation’s portfolio of community group housing properties 

currently provides more than 5,000 beds to 261 organisations 

across New Zealand.   

THE CHRISTCHURCH CONTEXT 

53. The Corporation is committed to providing leadership in developing 

new and innovative solutions to the rebuild of Christchurch 

following the 2010 and 2011 earthquakes.  The priorities for the 

earthquake recovery programme are to: 

(a) Contract and complete the repair and rebuild programme to 

return the portfolio to pre-quake state as soon as 

practicable; 

(b) Develop solutions for land repair and residential 

development on earthquake prone land; and 
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(c) Contribute to the Christchurch social and affordable housing 

pool through additional housing stock. 

The Corporation’s Portfolio in Christchurch 

54. The Corporation is the largest residential landowner in Christchurch, 

managing approximately 6,120 units, and over 300 hectares of 

land.  In Christchurch, with the exception of the hill suburbs, the 

Corporation has properties located across the city.  The Corporation 

maintains a larger presence in the original State housing suburbs of 

Aranui, Avonside, Bishopdale/Casebrook, Burnside, Burwood, 

Hornby, Islington, Linwood, Riccarton, Shirley and Woolston. 

55. The Canterbury earthquakes of 2010 and 2011 affected 95% of the 

Corporation’s property portfolio, including some 215 houses located 

in the residential red zones (including Kaiapoi) and another 335 

that were damaged beyond repair. 

56. The majority of the Corporation’s housing stock lies within land 

categorised as Technical Category 2 and 3 (TC2 and TC3). Within 

Christchurch City approximately 67% of the Corporation’s 

properties are on TC2 land and a further 20% are on TC3 land. 

57. As at 31 December 2014, 10% (504 households) on the national 

waiting list are waiting for housing in Christchurch.  Of these, 279 

are priority A and 225 are priority B5. 

58. The Corporation intends to build 700 new units within Christchurch 

by the end of 2015. A total of 160 units will be completed by March 

2015 and a further 575 units are under development or under 

contract.  With at least 40% of housing demand for 1-2 bedroom 

units, the majority of this new housing stock will be 2 bedroom 

units. The 700 new units will more than replace those homes lost in 

the 2010-11 earthquakes. Attachment 1 provides some illustration 

of the type of housing being constructed in Christchurch.  

59. In addition to redevelopment activity, the Corporation intends to 

complete the repair of 5,000 of its earthquake damaged dwellings 

                                                
5 Ministry for Social Development website: http://www.housing.msd.govt.nz/information-for-
housing-providers/register/2014/territorial-local-authority-december.html 
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by the end of 2015.  As at February 2015, the Corporation had 

repaired 3,400 dwellings (an average of 200 units a month).   

60. Despite this repair and rebuild programme, the Corporation expects 

that there will still be on going unmet demand for social housing in 

Christchurch for the foreseeable future.  

Canterbury Investment Plan 

61. The Corporation is taking a lead role in the work to recover from 

the earthquakes, and has developed its own Canterbury Investment 

Plan (CIP). The plan covers both immediate recovery and longer 

term redevelopment. It is an ambitious, large scale initiative that 

sets out a forecast investment of $1.2 billion over 10 years.  The 

CIP aims to be self-funding from insurance proceeds, realisation 

from up-zoned land, depreciation, property sales, and private 

capital.  It will deliver multiple social housing options for the 

Canterbury market with a future-proofed portfolio that is well 

located, structurally sound, of improved quality, and matched to 

forecast future social housing demand.  

62. The CIP will be implemented in stages that may at times run 

concurrently.  Stage 1, which involved 27,000 emergency repairs 

immediately post-earthquakes and the urgent repair of 212 

damaged green zone properties, was completed by 31 October 

2012.   

63. Stage 2 involves the delivery of 700 new homes, of which 

approximately 5% will be affordable homes for the wider 

Canterbury market.  As discussed in paragraph 57, this work is well 

underway and in aggregate represents the largest brownfield 

housing developments in the city.   

64. Stage 3, which is also underway, is the repair and upgrade of 5000 

existing properties.  As discussed in paragraph 58 this work is 

underway and will be completed by the end of this year.   

65. As part of this stage of work, the Corporation has also established a 

joint venture with Southern Response; the Engineering Advisory 

Group at MBIE; and Arrow International, to conduct a range of 

foundation design and repair trials on earthquake damaged land 
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that has been zoned TC2 and TC3.  The outcomes of the trials have 

been widely shared to assist other home owners in Christchurch 

facing the same re-build challenges. 

66. Stage 4 is the major reconfiguration of the Corporation’s 

Canterbury portfolio beyond earthquake recovery. This phase of the 

plan is subject to approval by the Board but is currently planned to 

include comprehensive redevelopment . Potentially, up to 2000 new 

homes will be built for social housing and land will be released for 

approximately 2000 new private affordable homes as a result of 

residential intensification.  

67. Another aspect of Stage 4 is the development of exemplars that 

demonstrate a mixed tenure model of State housing. These will be 

developed on existing Corporation land that is currently 

underutilised. Two projects, one in Shirley and one in Bryndwr, are 

in the planning phase, but are constrained by infrastructural 

capacity limitations, in waste water and storm water networks.  

68. Currently. 35 contracting companies are working on behalf of the 

Corporation across all repairs and built programmes, representing a 

work force in excess of 1500 workers. 

69. While the earthquakes provided a specific trigger to start this work, 

it would otherwise have been required as part of the Corporation’s 

reconfiguration of its portfolio to better match the current and 

future demand for social housing. 

Land Utilisation 

70. As the rebuild continues and the Corporation reconfigures its 

portfolio, it hopes to make optimal use of its land holdings.  The 

Corporation believes there is opportunity to redevelop its land 

holdings to increase the intensity of land use to better match supply 

to demand and in doing so create additional housing capacity for 

the benefit and wellbeing of the whole community.   

71. Underutilised land holdings are now being developed to increase 

housing supply and promote enhanced community wellbeing 

through ‘blind tenure’ construction and management of social 

housing.  
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72. Recent developments in Linwood, Addington and Waltham have 

resulted in sections that originally contained one unit being 

redeveloped to support up to 6 two bed units.  More typically across 

the city, intensification is being achieved at a ratio of 1:3.  This 

represents a much more efficient use of land and better caters to 

the changing needs of tenants.  

73. The Corporation is also building its first inner city apartment 

complex in Christchurch.  Legacy Property, a well-known Auckland 

based developer is building apartments in Manchester Street which 

will expect to deliver the first mixed tenure development where 

apartments will be available for both private home owners and 

Corporation tenants.  Of the 26 one and two-bed apartments in the 

Manchester Street development the Corporation will retain 11 units, 

with the remainder being offered to the market.  Legacy Property 

has also been contracted to deliver a new mixed tenure 

development on Corporation land in Riccarton.  Within this 

development the Corporation will retain 22 of the 42 one and two 

bed apartments proposed on this site.  

Development Mechanisms 

74. In response to the loss and damage of housing in Christchurch the 

LURP introduced a number of new provisions into the operative City 

Plan on 6th December 2013.  These included but are not limited to, 

the use of Elderly Persons Housing (“EPHs”)6 for general residential 

purposes, the ability to build two houses on a site regardless of site 

density controls7 and the Community Housing Redevelopment 

Mechanism (“CHRM”). 

75. The Corporation owns a number of EPHs and has removed the 

covenant that restricted occupation to the elderly on 58 of these 

units to allow greater flexibility in the use of these units. 

76. The Corporation has also utilised the 'two for one' rule on eight 

sites in the Living 1 and 2 Zones to undertake development.  These 

                                                
6 Under the operative City Plan, EPH's can only be occupied by persons aged 60 years and 
over or by those who qualify for a permanent invalid's benefit. 
7 In the Living 1 and 2 Zones two houses can be built on a site where one previously existed 
if the original house has been deemed 'beyond repair' but complies with the minimum net site 
area. 
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provisions have proven to be useful in enabling the Corporation to 

be responsive to tenant needs and continue to provide social 

housing, particularly for tenants who were displaced from the red 

zone or whose homes were severely damaged.  

77. The CHRM specifically provides for the redevelopment of 

social/community housing and applies to large areas of contiguous 

land owned by the Corporation in Broomfield, Church Corner, 

Wairakei/Greers Road, Bishopdale, Papanui/Northlands, Northcote 

Road, Rowley, Shirley, Dallington and Aranui. The CHRM provides 

for comprehensive developments on larger sites (minimum area of 

1,500m2 and maximum area of 1 hectare) with the restriction that 

one third of any development must be community/social housing.  

All development is subject to a restricted discretionary consent 

process. 

78. The Corporation is utilising the CHRM to redevelop areas of existing 

social housing in Aranui, Bexley, and Shirley, the largest of which is 

Aranui with 79 units currently under contract.    

79. In locations where the CHRM cannot be applied (generally in areas 

where existing social housing supply is low), the Corporation relies 

on the relevant zone provisions.  The Corporation is currently 

developing 34 projects using either the L2 or L3 Living zone 

provisions or the provisions that provide for EPHs. 

80. The Corporation has generally found the provisions to be of benefit 

in meeting its aspirations.  In particular the CHRM has proven to be 

an enabling planning tool.  As such, the Corporation supports its 

purpose and development controls.  There are however, some 

matters of application that have created some difficulty in delivering 

the units required.  

81. Specifically, the ability to undertake development using the 

enabling CHRM provisions is being offset by issues the Corporation 

is encountering in determining infrastructure capacity (particularly 

wastewater).  This has been an issue for the Corporation in Aranui 

and is becoming a common occurrence across our projects.  

Unfortunately, the Council is often unable to provide early 

information on capacity or confirm that additional connections can 
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be made to existing wastewater and stormwater networks.  This 

leads to lengthy discussions with the Council which increases the 

costs of the project and delays delivery.  

82. The concerns experienced by the Corporation in respect of 

infrastructure provision have been heightened by the evidence of 

Ms O’Brien for the Council with respect to the Residential proposal.  

It is noted that Ms O’Brien points to wastewater constraints which 

suggest no intensification opportunity is available in Aranui, 

significant parts of Shirley, Bryndwr and Bishopdale.  This is in 

addition to the constraints already identified in the LURP with 

respect to the Riccarton wastewater interceptor upgrade.   

83. The Corporation has significant land holdings in these locations and 

is reliant upon additional wastewater capacity to redevelop those 

landholdings to meet social housing demand.  

84. Attachment 2 uses the narrative provided in Ms O’Brien’s evidence 

to map the approximate extent of these constraints.  It also shows 

the location of the Corporation’s land holdings, the CHRM 

boundaries and our understanding of the revised extent of the 

Riccarton wastewater interceptor constraints.  I understand that 

new information indicates that the restrictions in Riccarton can be 

eased and therefore the planning provisions based on this limitation 

are also able to be eased.  The attachment reflects that 

understanding. 

85. However, the combination of these factors shows that the extent of 

constraint on the CHRM areas is significant.     

86. This level of constraint is consistent with advice the Corporation has 

recently received from  Council determining that the Corporation 

cannot convert an existing three bedroom home and adjacent back 

garden of another property to four x one bedroom units (an 

increase of one bedroom) within the Wairakei/Greers CHRM due to 

wastewater capacity constraints.  Council advice indicates that the 

necessary upgrade is not contained within the draft LTCCP and is 

unlikely to be further considered until the SCIRT programme of 

repair is completed in 2017. 
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87. The Corporation understands that resolution of these matters is 

likely beyond the hearings panel's jurisdiction but asks that they be 

taken into consideration when deliberating on the rule framework of 

the Residential chapter and, in light of the Strategic Directions 

Decision that seeks to expedite recovery, minimise transaction 

costs of consents and to meet community and social housing needs.   

88. Specifically, if significant areas of land are not available for re-

development due to the existence of significant infrastructure 

constraints, the Corporation considers that these matters should be 

taken into account in any revised Residential Medium Density Zone 

that may be developed as part of subsequent stages of the 

Replacement Plan process.   

89. The Corporation is particularly supportive of using any such 

opportunity to revisit the areas identified for intensification, to 

better analyse the opportunities that may exist for those 

communities which surround its land holdings.  If the use of the 

RMD zone could provide a mechanism to better integrate and 

enable these communities, the Corporation would be very 

supportive of such an approach.   

90. In its development work to date, the Corporation has experienced 

some frustration and concern with respect to the application of 

urban design assessment matters.   Specifically the Corporation has 

found that the urban design recommendations of Council conflict 

with other important considerations such as Crime Prevention 

through Environmental Design (CPTED).  CPTED is a critical aspect 

of the Corporation’s development culture given the vulnerability of 

many of our tenants and is a matter which the Corporation is not 

prepared to compromise on. 

91. Due to its “public” ownership the Corporation is subject to a high 

level of expectation around built outcomes.  A comprehensive 

consultation process held recently in Aranui (and previously 10 

years prior) demonstrates that the Corporation takes a very long 

term community view regarding its developments and is subject to 

input and guidance well beyond its statutory planning obligations.  

As such, the Corporation has often experienced some frustration 
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with the additional or conflicting requirements sought to be placed 

on its developments by other urban design recommendations or 

directions.  

THE REPLACEMENT PLAN 

92. The Replacement Plan comes at an important time for the 

Corporation as it rebuilds its housing stock after the Christchurch 

earthquake and implements its strategic goals of intensification and 

more efficient use of its existing landholdings.  

93. As outlined above, the Corporation’s single greatest asset in 

Christchurch its land holding and the ability to materially increase 

the amount of modern, well designed housing stock on it.  

94. As the largest residential landowner in Christchurch, the 

Corporation recognises the importance of the Replacement Plan in 

setting the planning framework for enabling and managing future 

development as well as achieving sustainable development of the 

District’s resources.  

95. From the Corporation’s perspective, the Replacement Plan has the 

potential to reduce regulatory constraints and increase housing 

supply, including social housing. This would enable the regeneration 

and redevelopment of the Corporation’s existing stock and enable it 

to make better use of its landholding to contribute towards 

improving the social and economic wellbeing of the community.   

96. The effectiveness of the Replacement Plan is heavily reliant on 

supporting physical council infrastructure and planning procedures 

and processes. Collectively, the Council have a very significant 

influence on the speed of the Corporations’ redevelopment projects 

in Christchurch and their cost economies. The goal of the 

corporation is to provide purpose built, sustainable homes for 

residents with high housing needs. Simply put, more effective plans 

and efficient planning processes result in better and more homes 

for more residents, at a time of great need and urgency. 

97. The Corporation supports the inclusion of the immediate 

interventions from the LURP in the Replacement Plan.  These 

include the conversion of family flats and residential units into two 
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units, replacement of one unit with two units and building two units 

on a vacant site as well as the CHRM. The Corporation also 

generally supports the associated development standards.   

98. The Corporation acknowledges the opportunities provided by the 

Replacement Plan to intensify housing development and provide for 

a choice of housing. However, adjustments to the policy and rule 

frameworks are required to give effect to the strategic direction of 

the Replacement Plan to provide for recovery and growth, and to 

achieve the enhancement of the health and wellbeing of 

communities. In particular, it is considered that some further 

refinements are necessary to specifically provide for social housing 

in a cost effective and timely manner.  

99. The Corporation considers that the implementation of the 

amendments and relief sought will support the Council’s vision for 

the City and enable the Corporation to effectively and efficiently 

reconfigure its housing stock and increase housing supply on its 

existing land in new and innovative ways, make better use of 

existing investment in social and physical infrastructure, and 

contribute to positive improvements in communities. 

 

 

Paul John Commons 

20 March 2015 
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REPLACEMENT DISTRICT PLAN HEARING

Figure 1:  Wastewater Constraint Mapping
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This plan has been prepared by Boffa Miskell Limited on the

specific instructions of our Client. It is solely for our Clients use

in accordance with the agreed scope of work. Any use or

reliance by a third party is at that partys own risk.  Where

information has been supplied by the Client or obtained from

other external sources, it has been assumed that it is accurate.

No liability or responsibility is accepted by Boffa Miskell

Limited for any errors or omissions to the extent that they

arise from inaccurate information provided by the Client or

any external source.
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