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INTRODUCTION  

 

1. My name is Teresa Ann O’Neil. 

 

2. I am a Consultant Planner with Resource Management Group Limited 

(RMG), an urban and environmental planning consultancy, based in 

Christchurch. 

 

3. I hold the qualifications of a Bachelor of Science (Geology and Geography) 

from the University of Canterbury and a Post Graduate Diploma 

(Environmental Studies) from Victoria University of Wellington.   

 

4. I have over seven years’ experience in resource management planning, in 

both local authority and consultant planning roles. Over this time I have 

prepared and processed a variety of resource consents and notice of 

requirements, as well as preparation of submissions on plan changes and 

proposed plans. 

  

5. Since joining RMG in 2012, I have undertaken a variety of work for the 

University of Canterbury (UC) and Christchurch Polytechnic Institute of 

Technology (CPIT). This includes the preparation of submissions on Phase 

1 of the proposed Christchurch Replacement District Plan (pCRDP). 

 

6. I have read the Code of Conduct for Expert Witnesses contained in the 

Environment Court Practice Note 2014.  I have complied with the practice 

note when preparing my written statement of evidence, and will do so when 

I give oral evidence before the Hearings Panel.  

 

7. I confirm that the issues addressed in this statement of evidence are within 

my area of expertise.  I have not omitted to consider material facts known 

to me that might alter or detract from the opinions expressed. 

 

 

EXECUTIVE SUMMARY 

 

8. The UC and CPIT both play a significant role in the local and regional 

economy. UC is one of New Zealand’s leading universities and as of        
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31 December 2013, it has approximately 12,000 full time equivalent 

students, 1600 full time staff and 1800 part time staff. CPIT educate some 

30,000 students per annum and employ approximately 2000 staff. Both 

tertiary education institutes are key employers within Christchurch. 

9. The UC and CPIT also benefit the community and are important to cultural 

development within not only the City, but the region as a whole. UC and 

CPIT consist of not only teaching functions, but also ancillary retailing, 

recreation facilities, accommodation and playing fields. They are major 

focal points in the City and contribute to the wellbeing of the community. 

 

10. Both the UC and CPIT campuses suffered damage to a number of 

buildings as a result of the Canterbury Earthquakes. Both organisations 

have established repair and rebuild programmes designed to return the 

respective campuses to pre quake positions. 

 

11. The evidence of Ms Hanlon from the UC for the Residential Chapter, 

attached as Appendix One, provides an overview of the critical role of the 

University within the Canterbury region. 

 

12. I consider that the pCRDP needs a clear and concise High Trip Generator 

rule. The drafting of the rule needs to be clear so there is no ambiguity as 

to how it is to be applied in practice. Whilst I acknowledge that the 

Council’s Revised Proposal, dated 14 May 2015, attempts to provide 

greater clarity and certainty around its implementation, I consider that the 

proposed wording is still not clear and requires revisions. 

 

13. A “Submitters Proposal” of the High Trip Generator provisions has been 

prepared following mediation and is included as Attachment B in the 

Mediation Report dated 9 June 2015. This proposal is supported by 34 

submitters, including UC and CPIT. I consider this proposal achieves a 

better outcome as it is clear and concise, as directed by the Canterbury 

Earthquake (Christchurch Replacement District Plan) Order 2014 and 

Chapter 3, Objective 3.3.2 of the pCRDP. 
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SCOPE OF EVIDENCE 

 

14. CPIT and UC made submissions and further submissions on Chapter 7 of 

the pCRDP. The submission points raised by both parties seek similar 

outcomes. Given this, and the recommendation made by the Hearings 

Panel at the Transport Pre Hearing Meeting to combine witnesses for 

similar submitters where appropriate, CPIT and UC have combined expert 

evidence. 

 

15. My evidence relates to Chapter 7 of the pCRDP and focuses on those 

aspects of UC and CPIT’s submission where points of difference remain 

following the Expert Conferencing and Mediation. This relates to Rule 

7.2.3.10, High Trip Generators. 

 

16. My evidence addresses Rule 7.2.3.10 and the associated statutory 

framework insofar as it relates to tertiary education activities, specifically 

UC and CPIT.  I have not considered Rule 7.2.3.10 as it relates to other 

activities.   

 

17. In preparing my evidence I have reviewed: 

 

(a) the Council’s Revised Proposal for the Transport Chapter, dated 14 

May 2015;  

 

(b) the Evidence of Mr Falconer, dated 26 May 2015; 

 

(c) the Evidence of Mr Roberts, dated 26 May 2015; 

 

(d) the Expert Conferencing Statements, dated 29 and 30 April 2015, 

and follow up Expert Conferencing Statements dated 18 and 21 

May 2015 and 3 June 2015 (all for Integrated Transport 

Assessments); 

 

(e)  the Mediation Report, dated 9 June 2015; 

 

(f)  the evidence of Ms Muirson, dated 10 June 2015; 
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(g) the evidence of Ms Hanlon for the Residential Chapter, dated       

25 March 2015; 

 

(h) Chapter 3 of the pCRDP – Strategic Directions; 

 

(i) Chapters 5 and 6 of the Canterbury Regional Policy Statement 

2013 (CRPS); 

 

(j) the Land Use Recovery Plan (LURP); 

 

(k) UC and CPIT’s submissions and further submissions on Chapter 7; 

and 

 

(l) further submissions received on UC and CPIT’s submission. 

 

18. In my evidence I have relied upon the evidence of Ms Muirson. 

 

 

UC AND CPIT’S SUBMISSIONS ON CHAPTER 7, TRANSPORT 

 

19. UC and CPIT made submissions and further submissions on Chapter 7 of 

the pCRDP.   

 

20. The original submissions relate to the following rules: 

(a) Rule 7.2.3.1 Minimum Number and Dimensions of Car Parks 

Required  

(b) Rule 7.2.3.2 Minimum Number of Cycle Parking Facilities Required 

(c) Rule 7.2.3.10 High Trip Generators 

 

21. For completeness, I can confirm that UC and CPIT’s submissions relating 

to Rules 7.2.3.1 and 7.2.3.2 have been resolved through the Council’s 

Revised Proposal for the Transport Chapter, dated 14 May 2015. 
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MEDIATION 

 

22. I attended informal mediation with the Council on 27 March 2015 and the 

scheduled Integrated Transport Assessments mediation session on 3 June 

2015. 

 

23. During the scheduled mediation session, Mr Chrystal and Ms Walsh 

presented a revised rule package for High Trip Generators. This revised 

rule package was a topic of discussion throughout the mediation session. 

Following the mediation session, a number of traffic engineers and 

planners, including myself, provided input into this revised version. The 

final revised version is included in the Mediation Report as Attachment B 

and is supported by UC and CPIT. 

 

24. My evidence focuses on those aspects of UC’s and CPIT’s submissions 

where points of difference remain following the Expert Conferencing and 

Mediation. The points of difference relate to Rule 7.2.3.10 High Trip 

Generators. 

 

  

STATUTORY FRAMEWORK  

 

26. At the heart of Chapter 7 of the pCRDP is the City Council’s functions, 

powers and duties under the Resource Management Act (RMA).  These 

duties are realised through resource management planning documents, 

and in this case, the CRPS and the pCRDP. 

 

27. The pCRDP, including Chapter 7, is also informed by the LURP and the 

Canterbury Earthquake (Christchurch Replacement District Plan) Order 

2014 (the Order in Council). 

 

28.  The points of difference which remain around Rule 7.2.3.10 are considered 

below in the context of the wider statutory framework provided for by the 

LURP, Order in Council, CRPS and pCRDP. 

 

 

 

756 CPIT & 797 UC
Teresa O'Neil (with Appendix 1: Residential evidence of Alexandra Hanlon)

page 7 of 36



7 

 

Land Use Recovery Plan (2013) 

 

29. The LURP was prepared under the Canterbury Earthquake Recovery Act 

2011 and sets a policy framework to assist the rebuild and recovery of 

Christchurch. 

 

30. Action 45 of the LURP directs the Christchurch City Council to provide for 

reduced consenting and notification requirements, as a way of supporting 

rebuilding activities, in the review of its District Plan. 

 

31. I do not consider that Rule 7.2.3.10 achieves the above. As the Rule is 

currently proposed, resource consent is required for education activities 

with greater than 150 FTE students. This is highly restrictive for tertiary 

education activities that have thousands of students. 

 

Canterbury Earthquake (Christchurch Replacement District Plan) Order 2014 

 

32. The Order in Council includes a Statement of Expectations which requires 

that the pCRDP, amongst other matters, significantly reduce (compared 

with the existing district plans) reliance on resource consent processes and 

uses clear, concise language.  

 

33. I do not consider that the proposed wording of Rule 7.2.3.10 achieves the 

above. 

 

Canterbury Regional Policy Statement (2013) 

 

34. The CRPS provides the framework for resource management in 

Canterbury.  Chapter 5 of the CRPS sets out the framework for land use 

and infrastructure across the Region, and it also sets out specific 

provisions for areas which lie outside of Greater Christchurch. Provisions 

specific to Greater Christchurch are contained within Chapter 6, and these 

focus on the recovery and rebuild of that area.  

 

36. Policy 6.3.4 of Chapter 6 is specifically relevant to Rule 7.2.3.10 of the 

pCRDP and seeks to ensure that “an efficient and effective transport 

network that supports business and residential recovery is restored, 
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protected and enhanced so that is maintains and improves movement of 

people and goods around Greater Christchurch by….(4) requiring 

integrated transport assessments for substantial developments”. 

 

34. I acknowledge that the CRPS requires Integrated Transport Assessments 

(ITA) for substantial developments and I agree that in some cases ITAs are 

required in order to address adverse traffic effects. The question is around 

what constitutes a “substantial development”. In my view, in the case of 

developments at UC and CPIT, a substantial development would be one 

which results in a considerable increase in FTE student numbers.  

 

35. The work currently being undertaken at UC and CPIT relates to earthquake 

recovery. I do not consider this to be “substantial development” as it is 

essentially repairing and rebuilding earthquake damaged buildings. While I 

am not overly familiar with the UC and CPIT’s repair and rebuild 

programmes, I do understand it may be many years before developments 

are undertaken on the sites which are not related to repairing and 

rebuilding what existed before the earthquakes.  

 

The Proposed Christchurch Replacement District Plan 

 

Chapter 3 (Strategic Directions) 

 

36. Chapter 3 – Strategic Directions provides the overarching direction for the 

pCRDP. Decisions on this chapter are now operative. 

 

37. Chapter 3 includes two key objectives (3.3.1 and 3.3.2) and all other 

objectives within Chapter 3, and all other objectives and policies within the 

other chapters of the pCRDP, must be consistent with these objectives. 

 

38. Objective 3.3.1 relates to the recovery and future enhancement of 

Christchurch while Objective 3.3.2 requires the pCRDP, amongst other 

things, to minimise reliance on resource consent processes and to use 

clear and concise language so the pCRDP is easy to understand. 

 

39. Objective 3.3.11 relates to community facilities and education activities. 

The objective provides for the “expedited recovery and establishment of 
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community facilities and education activities in existing and planned urban 

areas to meet the needs of the community”. This highlights the importance 

of education activities in the recovery of Christchurch. 

 

Chapter 7 (Transport) 

 

40. Follow Expert Conferencing and Mediation, the rule that remains in 

contention is Rule 7.2.3.10 – High Trip Generators. 

 

41. As the rule is currently drafted in the Council’s Revised Proposal of 14 May 

2015, I interpret the following: 

 

 There are no minimum car parking requirements for any activities 

which require consent under Rule 7.2.3.10 – High Trip Generators. 

The number of car parking spaces required is to be determined 

though the resource consent process under Rule 7.2.3.10, as part 

of an ITA. 

 

 Under Rule 7.2.3.10, resource consent is required for education 

activities which have greater than, or equal to, 150 FTE students. 

Education activities do not distinguish between schools and tertiary 

education activities. 

 

 If an ITA has already been approved for the site as part of a 

granted resource consent, Rule 7.2.3.10 does not apply to any 

development that is within the scope of that ITA and in accordance 

with the resource consent. 

 

 Rule 7.2.3.10 does not apply to any activities that exist prior to the 

plan becoming operative, unless the existing activities generate 

more than 250 vehicle trips per day above what was generated 

prior to the rule becoming operative. 

 

Trigger for resource consent 

 

42. In my view, the fundamental issue with the drafting of the High Trip 

Generator rule is that it does not provide a trigger for when resource 

consent is required for existing activities, and preparation of an ITA.  
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43. In the case of UC and CPIT, both institutions have had greater than 150 

students for many years and are therefore already deemed High Trip 

Generators under Rule 7.2.3.10.  

 

44. At the UC and CPIT campuses, the construction of additional floor space 

generally does not correspond with an increase in FTE numbers, and a 

subsequent increase in traffic to the sites. While the rule, as drafted, does 

not provide a trigger point for when it would be considered by the Council, 

in my experience this would likely be when a new building, or addition to a 

building, is constructed. 

 

45. I acknowledge that Mr Falconer has attempted to address existing activities 

in the Council’s Revised Proposal however the onus appears to be on UC 

and CPIT to prove that they do not generate an additional 250 vehicle trips 

per day. This in itself would require preparation of an ITA to determine this.  

 

Removal of minimum car parking requirements 

 

46. I also have concerns with the removal of the minimum car parking 

requirements for high trip generators. The University and CPIT are 

currently undertaking repair and rebuild programmes and require certainty 

as to the number of car parks that are required to be provided on site.  

 

47. In the case of the University, the remediation work requires the temporary 

closure of buildings and the temporary relocation of faculties to other parts 

of the campus while buildings are repaired and new buildings are 

constructed. The arrangement of buildings and car parking areas on the 

campus is therefore very “fluid” and can change on a regular basis. This 

situation will occur for some time while the repair and rebuild programme is 

carried out and therefore flexibility is required. 

 

48. Given the above, the University, as well as CPIT, require certainty on the 

minimum number of car parks to be provided so that they can plan where 

to relocate car parking areas during the rebuild process. Understanding the 

required number of car parking spaces allows the University and CPIT to 
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be flexible in shifting car parking areas within the sites. The proposed High 

Trip Generator rule removes this certainty. 

 

Use of clear and concise language 

 

49. As previously mentioned, both the Canterbury Earthquake (Christchurch 

Replacement District Plan) Order 2014 and the Strategic Directions 

Chapter direct that the pCRDP use clear and concise language. I do not 

consider this has been achieved. Rule 7.2.3.10 is significantly longer and 

wordier than the existing High Traffic Generator rule in the Operative City 

Plan.  I also consider the proposed rule is open to interpretation as to how 

and when it is applied. 

 

Submitters amended rule 

 

50. At the mediation session for Integrated Traffic Assessments, a revised 

proposal for the High Trip Generator rule was presented by Mr Chrystal 

and Ms Walsh on behalf of the submitters they are representing. The 

majority of the mediation session was spent discussing this proposal and 

obtaining feedback from the Council’s experts.  

 

51. Following mediation, this revised proposal was discussed amongst the 

submitters, including UC and CPIT, and subsequently a “Submitters 

Proposal” of the High Trip Generator has been prepared. This proposal is 

included as Attachment B of the Mediation Report and is supported by 34 

submitters, including UC and CPIT. 

 

52. The Submitters Proposal proposes to retain the High Trip Generator rule, 

with modifications. 

 

53. Proposed Table 7.1 sets a lower and upper threshold for tertiary education 

activities. The lower threshold is 250 FTE students and the upper threshold 

is 750 FTE students. I rely on Ms Muirson’s evidence to explain how these 

proposed thresholds have been calculated. 

 

54. Rule 7.2.3.10.1 states that any activities which do not exceed the 

thresholds in Column A of Table 7.1 are permitted. The notes under Table 
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7.1 clarify that for tertiary education activities, the thresholds only apply to 

any additional traffic generation from a site as a result of a development 

which increase the number of FTE students. 

 

55. A resource consent is required for any development which increases the 

number of FTE students by 250 or more. A basic ITA is required for an 

additional 250-750 FTE students and a full ITA is required for more than 

750 additional FTE students. 

 

56. I support this rule as it provides certainty for when the High Trip Generator 

rule is triggered and recognises that it is FTE student numbers, rather than 

floor space, which results in additional traffic generation at UC and CPIT 

campuses. 

 

57. I also support the amendment in the Submitters Proposal to Rule 7.2.3.1 

which deletes part ii. of (a) in order that minimum parking requirements do 

apply to High Trip Generators. This provides certainty to UC and CPIT as 

to the number of car parks they need to provide which aids in planning for 

their rebuild and repair programmes. 

 

 

CONCLUSION 

 

58. My evidence focuses on the points of difference that remain following the 

Expert Conferencing and Mediation sessions on Chapter 7 of the pCRDP.  

This relates to Rule 7.2.3.10 High Trip Generators. 

 

59. I consider that the Submitter’s Proposal provides a clear and concise High 

Trip Generator rule and believe this is consistent with the objectives set out 

in Chapter 3 of the pCRDP. 

 

60. I also consider that the Submitter’s Proposal is consistent with the CRPS, 

the LURP and the Canterbury Earthquake (Christchurch Replacement 

District Plan) Order 2014. 

 

Teresa O’Neil   

10 June 2015 
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Introduction  

1) My full name is Alexandra Hanlon. 

 

2) I am the Director of Learning Resources at University of Canterbury 

(“UC”), a position which I have held for just over three years and have in 

addition over ten years direct experience in the tertiary education sector. 

 

3) My experience includes: 

a) Directorship of Tertiary Education Facilities Management Association 

(TEFMA) in 2009/2010; 

b) Board Director and Convenor of the TEFMA Sustainable Procurement 

Workshop 2010; 

c) Over 6 years at University of New South Wales (UNSW) as Project 

Manager and then Senior Manager in Facilities Management. 

 

4) My current role at UC as Director of Learning Resources is to ensure that 

the department supports staff and students at UC by equipping them with 

materials for their learning, teaching and research needs, and by 

providing a world-class campus environment in which to use them. 

Learning Resources links together the Library, Information and 

Communication Technology Services, Engineering Services, Capital 

Works, and Campus Services to create a comprehensive learning 

environment and to support the teaching and research activities of the 

University. 

 

5) In 2015 we are three years into a 10 year program valued at $1.1bn NZD. 

We have already programmed and delivered $340m of building works and 

current year projects include; 
 

 UC's 10 Year Campus Remediation program, multiple buildings and 

infrastructure upgrades  

 Rutherford Regional Science and Innovation Centre  

 Canterbury Engineering the Future  

 Relocation of the College of Education programme 

 myUC Student Management System (Tribal SITS) 

 Christchurch Arts Centre Fit Out 

 Student Accommodation 
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 Oracle Financial System upgrade 

 Research & Innovation zone 

 University of Canterbury Students Association building 

 Sport and Recreation building project 

Code of Conduct 

6) I confirm that I have read the ‘Code of Conduct for Expert Witnesses’ 

contained in the Environment Court Consolidated Practice Note 2014. I 

agree to comply with this code of Conduct. In particular, unless I state 

otherwise, this evidence is within my scope of expertise and I have not 

omitted to consider material facts known to me that might alter or detract 

from the opinions I express. 

Executive Summary 

7) University of Canterbury (“UC”) is an established, iconic institution of 

Christchurch and the wider Canterbury region. Having developed on its 

present site over the last 40 years or so, it has played a significant role 

within the Christchurch economy. UC considers its role and function, the 

benefits it gives to the City of Christchurch, must be recognised and 

protected in the proposed Christchurch Replacement District Plan 

(“pCRDP”). 

 

8) UC has lodged submissions on the pCRDP that seek amendments which 

will achieve more efficient planning processes for the development, 

maintenance and operation of activities and facilities on the UC campus.  
 

9) Student accommodation is an increasingly critical component of student 

recruitment. As the Christchurch accommodation market becomes 

constrained as a result of the impact of the rebuild, UC is under increasing 

pressure to provide a higher number and a wider range of accommodation 

options for our students.  
 

10) The Student Accommodation Strategy is the conclusion of our 

investigation into student accommodation and proposes a way forward 

for UC for the next ten years. 
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11) In order for UC to recruit, retain, and grow its student numbers it is 

essential that the University is able to provide suitable, affordable student 

accommodation, preferably within close proximity to the campus. 
 

 

12) UC believe it is important for the pCRDP to provide for some student 

accommodation as of right within Residential Zones.  

Scope of Evidence 

13) My evidence will address the following matters: 

 

a) The critical role of UC in the Christchurch community; 

 

b) That UC is a contributor for growth in Christchurch; 

 

c) That ability to provide Student Accommodation is vital to continued 

success; and  

 

d) Conclusions. 

Critical Role of UC 

14) UC is a comprehensive university offering over 100 programmes, from 

foundation studies to doctoral studies, in over 150 disciplines, from 

Accounting to Zoology. Our student community is now more than 14,000 

students, including over 1,200 international students from more than 80 

countries. Nearly 2,000 students live on campus in six halls of residence, 

which provide a caring supportive environment.  In addition it has over 

118,000 alumni currently living and working in countries all over the world. 

 

15) UC has modern teaching and research facilities including five libraries, 

computer labs with 24-hour access, lecture theatres, laboratories and 

studios. The University Library has a collection of more than 1.8 million 

items and provides access to more than 35,000 periodicals in paper or 

electronic format. It is also home to many unique collections and archives. 

The UC Central Library gets more than than 13,000 visits each month. 
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16) UC retained its place among the top universities in New Zealand for 

student course and programme completion rates and progression to 

higher levels of study. This is compounded by the fact that UC provides 

nearly 20% of all post graduate qualifications in education in New 

Zealand. There are currently record numbers of PhD students graduating 

and record numbers of PhD students enrolling for the first time. 

 

17) In addition, UC is one of Christchurch (and Canterbury’s) largest 

employers.  

Campus Improvement and Revitalisation 

18) The Christchurch earthquakes of September 2010 and February 2011 

significantly changed Christchurch and UC. As a consequence of these 

events UC has had to adjust its business operation to cater for students 

in the post-earthquake environment. Christchurch underwent significant 

change following those earthquakes, the impact of which has extended 

across the region and country. Accordingly, UC has undertaken 

significant remedial work to its facilities and this work will continue for 

some time.  

 

19) With respect to student accommodation, it has been recognised that 

pressure on housing Christchurch wide will change the demand of UC 

controlled housing for the foreseeable future. Demand for affordable 

rented accommodation continues to be high in the vicinity of the UC 

campus. Unfortunately for students, Ilam is considered to be one of the 

more expensive and desirable suburbs and demand for family homes 

continues to be high. The loss of so many homes in the East of the City 

post-earthquake has created a demographic shift over to the West. This 

shift has created a demand for family homes and many houses previously 

used for renting to students have been repaired, refreshed and sold on 

the private market and no longer available as rentals.  
 

20) Students now more than ever are finding the rental market extremely tight 

with landlords either asking higher rents for substandard properties or 

choosing “professionals” over and above students. This is particularly 

evident in those students moving into to Christchurch from outside 
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Canterbury, the South Island and especially for those moving from 

overseas.   
 

21) A main point for consideration are the terms “affordable” and “suitable” in 

relation to student housing. Gone are the days when students would 

contend with sub-standard housing because it was cheap. Students these 

days are now expecting to have accommodation that is clean, safe and 

reasonably priced. It is unreasonable to expect students, especially those 

who have moved from the North Island or overseas, to have to pay top 

dollar rental prices for inferior properties. 
 

22) UC therefore sees this as an opportunity to address the problem and 

make some moves to bridge that gap between supply and demand by 

being able to offer some affordable and suitable accommodation to its 

students.  This can only be achieved by establishing a mix of 

accommodation between halls, purpose built accommodation and 

individual houses in the community. The latter being the most cost 

effective and flexible option.  
 

23) This opportunity goes hand in hand with the continued drive for 

recruitment of students from outside Christchurch which will ultimately 

result in the future success of UC. Since the earthquakes it has been UC’s 

experience that if a bed is unable to be “guaranteed” at the time of 

enrolment that the students choose to enrol elsewhere.  

 

24) UC is in a city which has a once in a generation opportunity to redefine 

itself. The University has the same opportunity,and is making the most of 

it, both through investment in its campus, and research and teaching 

opportunities. As remediation work already requires the temporary 

closure of buildings, we can take the opportunity to carry out 

refurbishment work. Buildings will be made newer and fresher, 

incorporating new technological enhancements and better infrastructure. 

It's a chance for us to create spaces that will inspire and stimulate all those 

studying and working at the University, and will reposition UC well into the 

future. 
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25) UC is on the road to financial recovery and is focussed on meaningful 

retention of UC students. It is forecasting a return to surpluses from 2019 

and independent financial advice has provided reassurance that the 

proposed support will be sufficient to ensure the University can meet its 

obligations as they fall due. Since the earthquakes UC has enrolled 9,000 

new students and graduated 11,000. Domestic student numbers are up 

10%, and international student numbers are up 50% (from 2011 

numbers). 

Student Accommodation 

26) In the months following the earthquake, the University lost 25% of its first 

year students and 8% of continuing students. The number of international 

students, who pay significantly higher fees and are a major source of 

revenue, dropped by 30%. By 2013, the University had lost 22% of its 

students. Refer Appendix 1. UC considered that it experienced a 

significant increase in demand for student accommodation in 2014, as 

measured by: 

a) Applications for places in halls of residence increased 31%, from 

1,534 applications in 2012 to 2,012 applications in 2013 (for 

accommodation in 2014) ; 

b) Applications from domestic students were up 15%, and for 

international students are up 61% when compared to 2012 ; 

c) Study Abroad numbers recovered to pre-earthquake levels.  

27) Student accommodation has become a critical component of the student 

experience and a key factor in a student’s decision to attend UC. Since 

the earthquakes UC has seen student numbers decrease by more than 

3,000 EFTS1 (equivalent full time students) (2013 versus 2010) and they 

are not forecast to return to pre-earthquake numbers until 2020. The 

decline in EFTS does not provide a direct correlation to demand for 

accommodation as the earthquakes have put significant pressure on 

                                                           
1 Although a disproportionate number has been from the College of Arts whom we are advised are often older or part-time 

students with less demand for UC student accommodation. 
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housing city-wide. The demand for housing is nowhere more evident than 

in the lower to middle price range. 

 

28) Post-earthquake, anecdotal evidence indicates a higher demand for 

student focused, university operated (or controlled) accommodation. 

There has also been more volatility in the student application and 

acceptance process. These factors are a counter to the recovering 

student numbers, creating an overall increase in demand. The extent to 

which this is a permanent increase is reliant upon the wider Christchurch 

recovery and housing market, and is still to be determined. However, the 

long term impact of the Canterbury earthquakes is difficult to forecast. 

Accordingly the UC Accommodation Strategy will be reviewed on a 

regular basis, particularly during the period 2014 – 2016, this being the 

forecast peak for repair and rebuild works, and related worker 

accommodation demands. And appropriate strategies developed to 

respond to student accommodation needs. .  

 

29) To address immediate 2014 requirements, UC added in excess of 330 

beds to its portfolio for 2014. These were a mix of owned beds not 

previously used by UC, and leased properties. Approximately half of these 

beds are temporary and will require replacement in coming years.  

30) The Canterbury Earthquake Recovery Authority (CERA), the Canterbury 

Development Corporation and the Ministry of Business, Innovation and 

Employment have each provided statistics and forecasts relevant to the 

housing market in Christchurch. The UC Student Accommodation 

Strategy is cognisant of the broader Christchurch housing market 

pressures, however also recognises that the market will return to 

equilibrium at some time in the future.  

31) In order for UC to encourage and maintain increased student numbers it 

is essential that UC is able to provide suitable, affordable student 

accommodation, preferably within close proximity to the campus. UC is 

supporting students and reducing pressure on the Christchurch 

residential rental market by increasing the amount of managed student 

accommodation.  
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32) . The rental cost range UC is working to is $180-$200 per week, exclusive 

of catering. While there are some cost limitations, UC is mindful of the 

impact of the structure on streetscape, amenity values and aesthetic 

appeal.  

 
 

33) Success will ultimately be measured by the delivery of positive student 

experiences and higher student retention, not just simply the provision of 

more beds. Pastoral care, student management, living environments, and 

catering (where provided) are all critical to the student experience. 

Existing Student Accommodation 

34) UC currently has access to approximately 2,100 student accommodation 

beds. In response to the Canterbury earthquakes it also secured 

additional beds for the 2014 year as Christchurch wide demand impacted 

on students’ ability to secure affordable accommodation for 2014 and 

continues to do so. The number of additional beds secured for 2015 

remains fluid as the accommodation team works through the viability of a 

number of options and continues to seek further accommodation. All 

existing student accommodation beds will be available for student 

accommodation in 2015 – there are no student accommodation spaces 

that are being used for other purposes. This capacity will increase in 2016 

with small scale developments at existing halls of residence. 

 

Waimairi Village 

35) Waimairi Village is a new on-campus complex built over the 2013/2014 

summer break and provides fifteen, four bedroomed houses on UC land 

next to College House. Due to consent constraints the houses will require 

removal by end 2017. 

 

Head Leased Properties 

36) UC has currently six head leased properties. The houses are leased from 

private owners on an annual basis and currently alleviate some of the 

pressure on provision of furnished accommodation for foreign post- grad 

students. 

 

University Housing 
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37) UC also has three furnished house re-purposed from office 

accommodation in 2014 to assist with the foreign post-grad requirement. 

 

Halls of Residence 

38) All UC student accommodation apart from the independently run 

Rochester and Rutherford, College House and Bishop Julius are operated 

by Campus Living. Campus Living has right of first refusal to run any 

others that are developed. Campus Living Villages manages over 20,000 

student beds world-wide providing design, build, funding and pastoral 

care programmes for students.  

 

Accommodation Environment 

39) The UC Students’ Association has commissioned a “Student 

Accommodation Research Report” in both 2012 and 2013. These two 

reports are the results of surveys of student experiences with finding 

accommodation in the post-earthquake rental market. 1,608 students 

were surveyed in 2012 and 844 in 2013. This equates to 12% and 7% of 

the total student population (EFTS) respectively. The two main responses 

as to difficulty were: 

i) Lack of accommodation available (2012 = 31%, 2013 = 45%)  

ii) High rent / cost / expensive (2012 = 31%, 2013 = 43%)  

The survey noted that in 2012: “Nearly half of flatting students pay between 

$101 and $125” (average rental price per rooms). The 2013 survey noted 

“Around half of students paid between $101 and $125 per week in rent”. 

40) In 2012 35% of students paid $100 or less per week in rental, and in 2013 

17% paid $100 or less indicating the average rental has increased 

between 2012 and 2013. The 2013 survey also identified the following 

key messages:  

For most students, finding accommodation in 2013 was no more difficult 

than in previous years 

 At the same time a significant minority of students (38%) 

experienced more difficulty finding accommodation in 2013 

than they had previously 

 80% of students lived within 2 kilometres of the University 
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 17% of students who found finding accommodation more 

difficult than in previous years noted that there was a lack of 

housing close to the University  

 Students found the lack of accommodation available and the 

high cost of renting to be factors that caused the most difficulty 

in finding rental accommodation in 2013. 

Unfortunately only two years of surveying do not allow issues to be 

monitored over time.  

Accommodation Shortage 

41) CERA estimates 25,000 houses were lost in the earthquakes of which 

7,860 are in the ‘red zone’. Preliminary analysis indicates approximately 

7,000 houses have been re-built however a portion of these will be 

‘business as usual’; that is, natural construction growth that would have 

occurred. The ‘red zone’ predominantly lies to the east of the city centre. 

Some of these ‘red zone’ suburbs historically provided lower cost housing 

when compared to the western suburbs, including those proximate to UC. 

Residents from the ‘red zone’ suburbs will now be competing for 

accommodation elsewhere in the city, including those suburbs proximate 

to UC. This creates additional demand pressure. 

 

42) It has been reported that traditionally 95% of UC students live within a five 

kilometre radius of the campus, but now they are living as far away as 

Halswell (circa 10km). Some 7,860 houses were deemed uninhabitable 

and classified as ‘red zone’. It has also been estimated that an additional 

9,100 properties were uninhabitable due to requiring major repairs or 

rebuilds. After taking into account new houses being built it has been 

estimated that the total housing stock has been reduced by a net 11,500 

(6.2% of the previous housing stock) between the fourth quarter of 2010 

and the fourth quarter of 2012.  

 

43) Whilst new housing has gone some way to alleviating the housing 

shortage, students typically do not occupy new housing. The number of 

rentals in the private market held static2 during 2011 and 2012, against 

an historic trend of annual growth of circa 1,500 rental properties prior to 

                                                           
2 As measured by the number of active tenancy bonds. 
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2010. Since the earthquakes, the total number of rental bonds lodged with 

MBIE has fallen from 20,500 in the year to December 2010 to 16,600 in 

the year to December 2012 (the lowest annual number since 1998).  

 

44) Appendix 3 illustrates new accommodation lettings (1 May 2013 to 31 

October 2013) and rental values for a range of Christchurch suburbs 

proximate to UC. The price for new weekly rentals within the greater 

Christchurch region has risen faster than in other New Zealand regions 

including Auckland since the earthquakes. The average weekly rental in 

the greater Christchurch region in the month of February 2013 was $384. 

This compares to $293 in August 2010, a 31% increase or annual average 

increase of 11.40%.  

Student Accommodation Strategy 

45) Implementation of the Student Accommodation Strategy 2014 – 2023 

(“the Strategy”) will need to remain fluid as commercial negotiations, 

consenting, construction contracts, management arrangements, and 

funding options are all complex and subject to change. The 

implementation approach will need to be amended as appropriate over 

time. The Strategy supports the endeavours of the UC’s Strategic Plan 

and its future vision for the UC campus. 

 

46) In 2012, 75% of UC’s students were less than 25 years of age. New 

Zealand universities have historically focused on providing 

accommodation to first-year students, thus typically younger students 

who have preferred fully catered accommodation with a high level of 

pastoral care. This trend is changing with New Zealand universities 

starting to adopt the international model of providing some 

accommodation to senior students. The most recent New Zealand 

example is Carlaw Student Village at The University of Auckland. 

 

47) The Government has announced a package of new initiatives to 

encourage further growth in New Zealand's international education 

sector. Changes will make it easier for some international students to 

work during their studies and allow streamlined visa processing in 

partnership with selected high quality education providers. Under these 
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changes, students studying full-time will be allowed to work during all their 

scheduled course breaks (rather than just summer); doctoral and 

research masters students will be able to work full-time; and English-

language students will be allowed to work part-time during their study.  

 

48) UC undertakes the following obligation to provide accommodation to 

international students:   

“The UC Accommodation Student Village (managed by Campus Living 

Villages NZ Ltd) guarantees an offer of place to any international student 

who applies for a full academic year (48-week contract) in a self-catered 

apartment by 1 December. This offer is reviewed annually in July by the 

Accommodation Office and CLV. The only other University to guarantee 

a place for international students is Lincoln University with a due date of 

10 December. International students are not required to provide a 

reference as part of their accommodation application.”  

49) Anecdotally, international students expect universities to provide 

accommodation inclusive of all furniture. If the accommodation is privately 

owned they tend to expect the university to manage, or assist in 

managing, the application process. This expectation is often not 

understood by New Zealand universities and leads to dissatisfied 

international students shortly after their arrival in New Zealand. 

. 

50) Providing more shared room accommodation is a possibility for providing 

more affordable accommodation. Larger shared rooms are not 

particularly flexible for a change of user (i.e. single room) and can lead to 

other design issues such as compliance with fire regulations and sizing of 

dining accommodation and common areas. International students are 

known to lease apartments and share bedrooms with friends. Shared 

accommodation is often suitable in existing residential housing such as 

can be found in the private market in suburbs proximate to UC.  

 

51) The Strategy therefore recommends accommodation procured 

specifically to combat the short term housing spike resulting from the 

Canterbury earthquakes should be procured for a short to medium term 

(1 – 6 years). 
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Postgraduate  

52) In recent years UC has been not been able to satisfy the demand for 

family and couples accommodation due to a lack of suitable 

accommodation (houses or apartments). Sonoda has six one bedroom 

flats and CLV has advised that “they could fill them 10 times over”. UC is 

predicting an increase in post graduates every year of the Strategy period 

(until 2023).  

 

53) The accommodation requirements of postgraduate students differs from 

that of undergraduate students. Post-graduate students are older and 

have more life skills; generally they prefer to self-cater, and usually prefer 

apartments / flats.  

 

54) Internationally and locally a universities ability to provide post-graduate 

accommodation is considered a key determinant to its ability to attract 

post-graduate students.  

 

55) Since the Christchurch earthquakes UC Capital Works has proactively 

leased houses and provide a property management service for UC. This 

has proved a very successful ‘buffer’ with limited long term financial risk 

to UC. Currently UC has five leased properties and three UC houses for 

students in walking distance to campus. These were sourced at the end 

of 2013 for International Post Grad (IPG) students. The houses have had 

a consistent 95% occupancy since the beginning of 2014 and although 

the length of stay varies considerably for IPG’s, the occupancy rate 

remains fairly stable. Demand for these houses has outstripped supply.  

 

56) UC receives approximately two to three enquiries per week from single 

IPG’s, couples or couples with children. Meeting the needs of this small 

but important cohort is an opportunity that UC should not overlook. This 

cohort could be accommodated in current UC stock, new post-graduate 

accommodation (discussed elsewhere in this report), or the leasing of 

further residential housing proximate to campus.  

 

57) Student Services and Communications and Learning Resources have 

recently confirmed that up to 20 additional houses should be leased on a 
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short term basis and Capital Works is now managing this procurement. A 

recent Trademe search by Capital Works for two and three bedroom 

housing in the immediate vicinity of UC suggests:  

 

58) The provision of short-term ‘emergency’ housing has also been identified 

as a requirement, and would provide short-term accommodation to 

international (and other) students who arrive in Christchurch ahead of 

their families and commencement dates on their long term 

accommodation options. Emergency accommodation could be managed 

via UC’s leased housing portfolio.  

 

59) Post-graduate indicated a preference for low density development with a 

mixture of 1, 2, 3, 4 and even 5 bedroom town-houses with outdoor areas. 

The need for large social space was not overly popular as there was 

concern over noise and cleaning responsibility. 

Future Accommodation Potential  

Homestay  

60) UCIC currently use homestays for circa 50 of its Navitas students. 

Homestays are used worldwide to provide foreign (and most often 

younger) students with a local cultural experience, and often a level of 

pastoral care not available elsewhere.  

61) UC homestays are currently provided by Student Care Limited. This is a 

private company that manages its business on a commercial basis – its 

primary focus is financial.  

62) A different management model might change the focus from a purely 

financial one to one with a key principle of supporting students’ 

endeavours at UC. UC could consider managing such a home-stay 

programme internally. UCIC currently use homestays for circa 50 of its 

Navitas students. Homestays are used worldwide to provide foreign (and 

most often younger) students with a local cultural experience, and often 

a level of pastoral care not available elsewhere.  
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Student behaviour complaints 

63) UC has almost 16,000 students. In 2013 there were 13 complaints about 

student behaviour. Typically, managed student accommodation in halls 

of residence offers a more supportive environment for student learning 

with less disruption to neighbours than residential ‘flatting’.  

 

64) UC takes complaints about student behaviour seriously, and each 

complaint is investigated. The University can put students on notice, and 

is able to withdraw study opportunities if there are ongoing concerns. 

 

65) Student accommodation is a controlled environment where the actions of 

one student generally have implications for others. The environment 

tends to create consequences for students who misbehave.  
 

Proposed Replacement District Plan 

66) As outlined in the evidence from Ms Buttimore, UC are seeking a 

permitted activity standard rule to be inserted into the pCRDP Residential 

Zones provides for student accommodation that contain six bedrooms or 

less.  I support the changes sought by Ms Buttimore to the pCRDP.  

 

67) As outlined in my evidence, the demand for student accommodation has 

increased due to the impact of the rebuild on the rental market, and the 

provision of a permitted activity status would allow UC to pursue the 

option to purchase and convert existing dwellings into up to 6 bedroom 

student accommodation.   
 

 

68) If the activity remains a restricted discretionary status the risk of gaining 

resource consent would hinder UC’s ability to make strategic acquisitions 

in a fast moving real estate market.  Which in turn reduces the agility with 

which UC can respond to student demand for accommodation and runs 

the risk of delaying recovery of enrolment numbers.    
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Strategic Future Proofing 

69) In order to meet the challenges of future student accommodation needs 

UC sees that it has to provide the following in order to continue to compete 

with and maintain its presence among other top universities:  

 

i) Provide an additional 950 beds over the next 10 years, with timing 

to meet demand. Current forecasting delivery of approximately 250-

300 beds for the 2016 academic year. 

 

ii) Locate the accommodation to suit the specific student target 

markets that are forecasted to grow. Younger students closer to the 

centre of campus, with older students and families on the campus 

perimeter. 

 

iii) Student accommodation procured specifically to combat the short 

term housing spike resulting from the Canterbury earthquakes 

should be procured for a short to medium term (1-6 years). 

 

iv) Review Christchurch residential market data ono a six monthly 

basis. Prepare a brief report, including any key findings that mat 

impact or warrant a review of the strategy. 

 

v) Continue to manage short to medium term demand peak 

(earthquake related) by way of short term leasing. 
 

Conclusion 

70) To summarise, it is evident that Student accommodation is an 

increasingly critical component of student recruitment. UC is under 

increasing pressure to provide a higher number and a wider range of 

accommodation options for our students. This pressure has increased as 

the Christchurch accommodation market becomes strained as a result of 

the impact of the rebuild. In order for UC to encourage and maintain 

increased student numbers it is essential that UC is able to provide 

suitable, affordable student accommodation, preferably within close 

proximity to the campus. 
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71) UC have investigated the potential for accommodation and this resulted 

in the Student Accommodation Strategy. This Strategy proposes a way 

forward for UC for the next ten years With respect to student 

accommodation, it has been recognised that pressure on housing 

Christchurch wide will change the demand of UC controlled housing for 

the foreseeable future. Demand for affordable rented accommodation 

continues to be high in the vicinity of the UC campus. Unfortunately for 

students, Ilam is considered to be one of the more expensive and 

desirable suburbs and demand for family homes continues to be high. 

The loss of so many homes in the East of the City post-earthquake has 

created a demographic shift over to the West. This shift has created a 

demand for family homes and many houses previously used for renting 

to students have been repaired, refreshed and sold on the private market 

and no longer available as rentals.  
 

 

72) Students now more than ever are finding the rental market extremely tight 

with landlords either asking higher rents for substandard properties or 

choosing “professionals” over and above students. This is particularly 

evident in those students moving into to Christchurch from outside 

Canterbury, the South Island and especially for those moving from 

overseas.  As previously discussed, the main points for consideration are 

the terms “affordable” and “suitable” in relation to student housing.  UC 

needs to provide students with accommodation that is clean, safe and 

reasonably priced. UC therefore sees this as an opportunity to address 

the problem and make some moves to bridge that gap between supply 

and demand by being able to offer some affordable and suitable 

accommodation to its students. This can only be achieved by establishing 

a mix of accommodation between halls, purpose built accommodation 

and individual houses in the community. The latter being the most cost 

effective and flexible option. It is therefore essential that the permitted 

activity provisions for student accommodation in the Replacement Plan 

are important to recognise and provide for students in this capacity. 
 

73) This opportunity goes hand in hand with the continued drive for 

recruitment of students from outside Christchurch which will ultimately 

result in the future success of UC. 
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APPENDIX 1 

 Student Forecast 

 

 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 

Domestic - Undergraduate (local) 5,785 5,394 5,344 5,292 5,419 5,644 5,894 6,120 6,302 6,449 6,574 6,694 

Domestic - Undergraduate (non local) 4,471 4,013 4,013 4,055 4,204 4,400 4,588 4,750 4,877 4,978 5,063 5,147 

Domestic - Postgraduate 2,078 1,979 1,968 2,011 2,074 2,128 2,190 2,242 2,295 2,345 2,394 2,441 

Sub-total domestic 12,334 11,386 11,325 11,357 11,696 12,172 12,672 13,112 13,474 13,773 14,030 14,283 

Full Fee - Undergraduate (Navitas) - - - 80 194 304 398 498 600 703 805 907 

Full Fee - Undergraduate (non Navitas) 770 728 690 694 732 788 855 939 1,038 1,153 1,288 1,391 

Full Fee - Postgraduate 67 68 81 84 88 92 98 104 111 119 128 132 

Sub-total full fee 837 796 770 858 1,015 1,184 1,351 1,541 1,749 1,975 2,220 2,431 

TOTAL UC 13,171 12,182 12,095 12,216 12,711 13,356 14,023 14,653 15,223 15,748 16,250 16,713 

 

Source:  10 Year Forecast Model, UC Financial Services 
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APPENDIX 2 

 

Percentage Increase in Average Rental, February 2013 vs August 

2010 

 

 

Source:  UC Financial Services 
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APPENDIX 3 

 

Percentage Increase in Average Rental, February 2013 vs August 

2010 

 

Source: MBIE 
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