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1. INTRODUCTION 

1.1 My name is Ian Eric Mitchell.  I am a Director of Livingston and Associates 

Ltd, a niche consultancy company which provides property related advice.  

Previously I was the National Director of Consulting and Research in the 

national property consultancy and valuation practice of DTZ Ltd, a position 

that I held for over 17 years.  I am a resident in the Wellington region. 

1.2 My formal qualifications include a Master of Business Studies, Diploma in 

Business Administration, Diploma of Agricultural Science, and a Bachelor of 

Agricultural Science from Massey University. 

1.3 Prior to joining DTZ and its predecessors, I was employed as a Lecturer in 

the Property Studies Department at Massey University.  I am a fellow of the 

New Zealand Institute of Valuers and the Property Institute, and a member 

of the Society of Property Researchers.  I am also a former director of the 

national board of the New Zealand Property Institute. 

1.4 Over the last 20 years the majority of my work has been in the analysis and 

forecasting of property market trends in residential, commercial, industrial 

and specialist property markets in Auckland, Hamilton and Wellington. My 

abridged Curriculum Vitae is attached as Appendix IEM1. 

1.5 I have been engaged by the Crown to provide evidence in relation to the 

recovery of the housing market in Christchurch. 

2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as 

contained in the Environment Court’s practice note (which will take effect 

from 1 December 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.   

2.2 The data, information, facts and assumptions I have considered in forming 

my opinions are set out in my evidence to follow.  The reasons for the 

opinions expressed are also set out in the evidence to follow. 

2.3 Unless I state otherwise, this evidence is within my knowledge and sphere 

of expertise. I have not omitted to consider material facts known to me that 

might alter or detract from the opinions that I express. 
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3. SCOPE 

3.1 I have been asked to provide evidence in relation to the impact of the 

earthquakes on the housing market and the recovery of the housing market 

in Christchurch.  My evidence will: 

(a) Review the current state of Christchurch’s housing market.  

(b) Discuss housing demand and supply in Christchurch.  

(c) Address the need for a range of dwelling typologies including social 

and affordable housing.  

3.2 My brief of evidence draws on the market analysis I completed for the 

Greater Christchurch Recovery Strategic Partners1 and the Ministry of 

Business, Innovation, and Employment in 2013.2  Some of the analysis has 

been updated to take into account subsequently published information. 

3.3 A list of key documents I have relied on in preparing my evidence is 

attached as Appendix IEM2. 

4. EXECUTIVE SUMMARY 

4.1 Christchurch’s housing market is recovering from the impact of the 

Canterbury earthquakes.  The supply demand imbalances present in the 

market are likely to continue while the recovery effort progresses over the 

next three to four years.  To date these have caused a significant escalation 

in housing costs which has placed pressure on housing affordability for both 

renters and first home buyers. 

4.2 Demand for housing will continue to increase.  Combined with the 

underlying demographic trends, there will be increased demand for range of 

different dwelling typologies.   

4.3 Over the next 14 years to 2028, demand is projected to increase by 38,200 

households in Greater Christchurch3.  Based on past development trends 

between 22,900 and 24,400 dwellings will be built in Christchurch City 

Council’s ("CCC") boundaries to meet this demand.  CCC needs to ensure 

                                                
1
 The strategic partners included Christchurch City Council, Selwyn District Council, Waimakariri District Council, 

Canterbury Regional Council, Ngai Tahu. 
2 Livingston and Associates Ltd (2013), “Greater Christchurch Housing Market Assessment.”  A report for the 

Greater Christchurch Recovery Strategic Partners and the Ministry of Business, Innovation, and Employment.   
3
 For this report - Greater Christchurch is defined as Christchurch City, Selwyn District and Waimakariri District 

combined. 
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they have sufficient development capacity across all development styles 

(greenfield, infill and redevelopment of sites) to allow the market to respond 

to the growth in demand without impact on housing affordability. 

4.4 In my opinion, CCC and the Christchurch Replacement District Plan 

("Replacement Plan") have a role in creating an environment to allow the 

residential market to operate in an efficient manner.  For the purposes of 

setting a strategic direction relating to housing, I consider that the 

Replacement Plan should set a number of key strategic goals and these 

should include both development and affordability outcomes. The 

development goals should include: maintaining 5 years of readily 

developable capacity across all development types; identifying at least 15 to 

20 years’ worth of future development capacity and outlining a plan to 

provide the necessary infrastructure and budgeting for this expenditure; 

have a goal of growing housing supply at least as fast as demand; and 

articulating goals in the relation to the proportion of different types of 

development and price ranges (greenfield, infill and redevelopment).  My 

conclusions on the Christchurch’s housing market are consistent with the 

principal outcomes on page 11 and 12 of the Crown's submission that seek 

to increase housing supply, respond to natural hazards and reduce 

prescriptiveness. 

4.5 Affordability is a housing market outcome which CCC can only indirectly 

influence.  However, a clear strategic goal (post rebuild) of realigning 

Christchurch’s housing affordability (for both renters and first home buyers) 

with other similar urban centres (excluding Auckland and Wellington) would 

be appropriate.  Monitoring and tracking affordability outcomes provides a 

benchmark of whether the conditions are improving or deteriorating over 

time.   

5. HOUSING DEMAND 

5.1 Christchurch is the largest metropolitan centre in the South Island. As at 

2013, Greater Christchurch, (which incorporates Christchurch City, Selwyn 

District and Waimakariri District Council areas) had 164,931 occupied 

dwellings4 and 20,949 unoccupied dwellings, (Source:  Statistics New 

Zealand – Census 2013).  Christchurch City5 accounted for 79% of the 

                                                
4
 Statistics New Zealand 2013 Census. 

5
 Christchurch City refers to Christchurch City Council boundaries 
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occupied dwellings, Selwyn District 9% and Waimakariri District the 

remaining 11% of the occupied dwellings. 

5.2 The total demand for housing increased in greater Christchurch between 

2006 and 2013.  Table 1 below presents the trend in the number of 

households in Christchurch between 2006 and 2013. 

 
Table 1:  Number of Households 
 

 Christchurch City Greater Christchurch 

 2006 2013  Change 2006 2013 Change 

Owned or in a family Trust 85,923 79,089 -6,834 106,911 111,540 4,629 

Renters 41,238 43,008 1,770 46,440 49,602 3,162 

Other 6,594 6,981 387 7,713 8,325 612 

Total 133,755 129,078 -4,677 153,351 169,467 8,403 

Source:  Statistics New Zealand – Census data 
 
5.3 The total number of households in Greater Christchurch increased by 8,403 

between 2006 and 2013.  Over the same time period the number of 

households in Christchurch City declined by 4,677.  This reflects the 

redistribution of the population within the metropolitan area as a result of 

the earthquakes.   

5.4 With regards to demand shocks, the Canterbury earthquakes caused a 

significant number of residents to shift to other regions.  CCC’s usually 

resident population declined from 376,300 in June 2010 to 355,100 in June 

2012, a decline of 21,200 people.  In addition, the non-resident population 

increased as temporary workers relocated to Christchurch assist in the 

reconstruction effort.    

5.5 Demand for housing in Christchurch has been and will continue to be 

influenced by a number of factors.  Post-earthquakes, the following factors 

have impacted, and will continue to impact, demand for housing over the 

duration of the residential reconstruction: 

(a) Net migration of residents out of greater Christchurch post-

earthquake.   

(b) Short term demand from households as they are temporally 

displaced while their houses are repaired.  This has generated 

demand for short term rental accommodation. 
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(c) Influx of workers into greater Christchurch to assist in the recovery 

and rebuild. These temporary residents have been living in a range 

of accommodation ranging from camp grounds, motels, hotels, 

dwellings purchased by their employers, and rental properties.  

Between 5,500 and 6,000 dwellings have been required to house 

these people, with a base scenario estimate of 5,800 dwellings.  

Over the next five years, demand generated by the residential 

recovery effort should have fallen to less than 1,000 dwellings as the 

demand from the temporary work force falls and fewer residents are 

displaced while their dwellings are being repaired. 

(d) Growth in demand from the resident population. 

(e) The distribution of demand across the Greater Christchurch urban 

area post-earthquakes reflects that growth in demand has tended to 

focus on locations where there is an ability to increase supply.  

Initially these have been located on the fringe of Christchurch City 

and in Selwyn and Waimakariri Districts. 

5.6 Once the recovery is completed, Greater Christchurch’s underlying 

demographic trends including population growth, tenure change, the aging 

of the population, and change in household composition will influence 

housing demand.  Housing affordability will also impact the composition of 

overall demand. 
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5.7 Table 2 below presents the projected growth in Greater Christchurch and 

Christchurch City’s households to 2031, based on low, medium and high 

growth scenarios6. 

 
Table 2:  Household Projections 2013 to 2031 for Christchurch City and 
Greater Christchurch 
 

Source:  Livingston and Associates (2013) 
 
5.8 Christchurch is expected to grow under all three scenarios with between 

45% and 65% of growth occurring within Christchurch City.  

5.9 The medium growth scenario provides the best suitable indication of future 

population growth in Canterbury, including Christchurch City.7  If 

Christchurch City grows in line with the medium growth scenario the total 

number of households will increase from 129,678 households in 2013 to 

140,200 households in 2021, and 153,900 households in 2031, 

representing an increase of 19% between 2013 and 2031. 

  

                                                
6
 The assumptions underlying these projections are consistent with the assumptions used in Ms Jackson's 

evidence and are based on Statistics New Zealand's population projections. See Livingston and Associates (2013) 
for detailed discussion of the underlying assumptions for each scenario.   
7
 Statistics New Zealand advice to users published in October 2012 

Growth Scenario Annual Projected Change in the Number of Households 

 2013 to 2021 2021 to 2031 

Christchurch City   

Low 380 420 

Medium 1,320 1,370 

High 2,300 2,480 

Greater Christchurch   

Low 880 810 

Medium 2,230 2,180 

High 3,600 3,740 
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5.10 Table 3 presents the projected trends in households, under the medium 

growth scenario, by tenure and age of the household’s reference person for 

Christchurch City and greater Christchurch. 

Table 3:  Projected Household Growth by Tenure and Age (Reference Person) 
for Christchurch City and Greater Christchurch 
 
 

 Owner Occupier Households Renter Households 

 Less 
40 yrs 

40 to 
64 yrs 

65 
yrs+ 

Total 
Less 

40 yrs 
40 to 

64 yrs 
65 

yrs+ 
Total 

Christchurch City         

2013 to 2021 -800 -400 6,000 4,800 1,600 2,200 2,000 5,800 

2021 to 2031 -200 -2,000 8,900 6,700 1,700 1,700 3,600 7,000 

2013 to 2031 -1,200 -2,400 14,900 11,500 3,300 3,900 5,600 12,800 

Greater Chch 
        

2013 to 2021 -300 900 9,300 9,900 2,600 2,800 2,600 8,000 

2021 to 2031 800 -2,200 13,400 12,000 2,800 2,300 4,600 9,700 

2011 to 2031 500 -1,300 22,700 21,900 5,400 5,100 7,200 17,700 

Source:  Livingston and Associates (2013) 
 
5.11 The key trends between 2011 and 2031 include: 

(a) There will be an aging of the demographic profile. 84% of all growth 

in Christchurch City will be in households aged 65 years and older.  

This trend is similar in Greater Christchurch with 74% of the total 

growth in households aged 65 years and older.  

(b) There will be a decline in home ownership rates and an increase in 

renter households. Renter households are projected to account for 

53% of the total growth in Christchurch City and 44% in Greater 

Christchurch. 

5.12 The aging of Christchurch’s demographic profile has implications for the 

demand for different household types.  For example, as the population ages 

the proportion of one person and couples without children households will 

increase.  In Christchurch City between 2013 and 2031, the number of 

couple only households is projected to increase by 13,000, couples with 

children to decline by 4,500 and one person households to increase by 

13,800, (Source:  Livingston and Associates, 2013). 

5.13 These changes in Christchurch’s demographic profile will influence the 

nature of demand by dwelling typology.  As the number of older people and 

smaller households increases, there will be, over time, a shift in the pattern 
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of demand to smaller dwellings.  However, demographic trends can take 

time to be reflected in housing demand as households take time make key 

housing decisions.   

5.14 If the key demographic trends mentioned in paragraph 5.12 above were 

reflected in housing choices there would be a trend towards smaller 

dwellings with fewer bedrooms and with an increased proportion of multi-

unit dwellings.  Table 4 presents the theoretical implications of the 

demographic trends on the composition of housing demand. 

 
Table 4:  Theoretical Implications of Demographic Trends on Housing 
Demand for Christchurch City and Greater Christchurch 
 

 
Standalone Dwellings Multi-Unit Dwellings 

 

2 
bedroom 
or less 

3 or more 
bedrooms 

Total 
2 

bedroom 
or less 

3 or more 
bedrooms 

Total 

Christchurch City       

2011 to 2021 4,100 3,500 7,600 2,800 200 3,000 

2021 to 2031 4,900 4,400 9,300 4,200 200 4,400 

Greater Christchurch 
      

2011 to 2021 6,400 6,700 13,100 4,400 300 4,600 

2021 to 2031 7,200 7,400 14,600 6,700 500 7,200 

 
5.15 The demographic trends associated with the projected population growth 

suggest that over half of the standalone dwellings will need two bedrooms 

or less and nearly all the demand for multi-unit dwellings will be for two 

bedrooms or less.   

5.16 Although the underlying demographics for Christchurch are only one factor 

influencing the composition of demand, however, this analysis 

demonstrates that over the next two decades the diversity of demand is 

likely to change and the environment in which the market operates needs to 

allow developers to be innovative in their responses to provide a range of 

solutions. Accordingly, I consider that the Replacement Plan needs to 

enable the development of a range of housing types, and to encourage 

innovative design. 
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6. HOUSING SUPPLY (INCLUDING DEVELOPMENT CAPACITY) 

6.1 The Canterbury earthquakes had a significant impact on housing supply.  

They damaged approximately 92% of dwellings in the greater Christchurch 

housing market8 and reduced the housing stock by approximately 12,150 

dwellings.  This total included 7,400 red zoned dwellings and a further 

4,750 dwellings outside the red zone.  Approximately 10,500 of these 

dwellings were located in Christchurch City and represent approximately 

7% of the housing stock.  In addition, the level of residential construction 

activity slowed.  

6.2 Initially, developers were slow to respond to the fall in supply due to a 

number of factors, including uncertainty over where dwellings could be built, 

the inability to obtain insurance, and an initial reluctance of banks to lend in 

an uncertain market.  However, as the impact of the earthquakes on the 

market became more defined and there was greater certainty in the 

regulatory process over where dwellings could be built, the number of 

building consents increased. 

6.3 Table 5 below presents the number of new residential dwelling building 

consents issued between 2009 and 2014.  

Table 5:  New Residential Building Consents (Number of Units)   
 

Year Ended 30
th

 
June 

Waimakariri 
District 

Christchurch 
City 

Selwyn District Combined Total 

2009 283 1,123 297 1,703 

2010 477 1,524 497 2,498 

2011 416 1,169 364 1,949 

2012 815 1,211 578 2,604 

2013 1,185 1,730 1,064 3,979 

2014 1,119 3,648 1,290 6,057 

Source:  Statistics New Zealand 

6.4 Building consents can provide an indication of the increase in housing 

supply, but there is a time delay between the consent issued and 

completion of the dwelling.  In addition, although nearly all consents 

proceed to a completed building, there is a small proportion that are not 

subsequently built.  The number of consents issued in 2014 is over three 

                                                
8
 The greater Christchurch housing market is defined as Christchurch City and Selwyn and Waimakariri District 

Council areas combined. 
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times higher than in the June 2011 year, and 60% of these are in 

Christchurch City. 

6.5 One of the key influences on the distribution of growth in the supply of 

dwellings is the availability of land which is appropriately zoned, serviced 

and subdivided into individual titles.  Prior to the earthquakes CCC, 

Waimakariri District Council ("WDC") and Selwyn District Council ("SDC") 

developed an urban growth strategy ("UDS") with the objective of 

constraining the level of urban sprawl within the greater Christchurch region 

and increasing housing density.  The UDS provided for the increased 

intensification of the existing built up area within Christchurch City together 

with an allowance for on-going infill.  In total, the plan estimated 45% of 

growth in households would be met within the existing urban area.  Post-

earthquakes, it is difficult to determine exactly what has happened to the 

intensification and infill capacity.  It is likely that some of this has been lost.  

Initially, after the earthquakes the majority of sections built on were in 

subdivisions which were already appropriately zoned and serviced. 

6.6 Councils need to ensure there is an appropriate balance between the 

supply of the different types of development capacity to ensure the market 

can operate efficiently.  The development capacity needs to be in the 

appropriate locations and in locations where people want to live.  Thus, 

development capacity should be concentrated in locations with high 

amenity value, have access to good transport routes, and typically focus on 

the higher value suburbs.  For example, there is no point in allowing 

intensification in locations where it is unlikely to be profitable for developers 

to build or the regulatory environment is vague and subjective.  Developers 

are more likely to respond to opportunities if the rules are clear and there is 

limited reason to have to notify a consent.  

6.7 Encouraging intensification could be done by changing current zoning 

requirements so redevelopment can occur as of right and limiting what 

needs to be notified, therefore providing developers with more certainty.  

Intensification within existing urban areas provides a good example of the 

issues that can arise.  Existing residents may not want more insensitive 

development occurring next to their properties, whereas, for the greater 

good of the overall community, this may be the best outcome.  The 

Council’s role is setting a clear strategy over where development can occur 

and enabling development with clear and concise rules and regulations. 
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6.8 In addition, Councils need to ensure there is sufficient greenfields land and 

sections to meet current demand and projected demand.  In addition, 

Councils need to ensure that the strategies around the delivery of the 

infrastructure to these areas are completed in a timely manner.  The 

location of the greenfield development capacity will obviously have a large 

impact on where development activity occurs.  Discouraging the use of 

restrictive covenants on titles to increase the opportunity to develop smaller 

and hence lower cost dwellings could have an impact on housing 

affordability.  

6.9 Councils also have a role in discouraging development in locations subject 

to natural hazards (for example flooding or unstable ground) protecting the 

community from these long term risks.   

6.10 Table 6 presents the estimated residential development capacity in greater 

Christchurch which combines the infill capacity with estimated greenfield 

development capacity.9 

Table 6:  Residential Development Capacity (Potential Number of Dwellings) 
 

 Existing 
(2012) and up 

to 2016 
2017 to 2021 2021 to 2028 Total 

Greenfield Capacity     

Waimakariri 8,775   8,775 

Christchurch City 9,391 9,609 2,180 21,180 

Selwyn District 12,451   12,451 

Total Capacity 30,617 9,609 2,180 42,606 

Intensification and Infill      

Christchurch City 33,000   33,000 

Total Combined     

Waimakariri 8,775   8,775 

Christchurch City 42,391 9,609 2,180 54,680 

Selwyn District 12,451   12,451 

Total Capacity 63,617 9,609 2,180 75,406 

Source:  Land Use Recovery Plan (2013), Greater Christchurch Urban Development 
Strategy and Action Plan (2007), and Livingston and Associates (2013) 

 
6.11 Greater Christchurch is estimated to have total development capacity of 

over 60,000 dwellings by 2016 with approximately half from intensification 

and infill.  The infill and intensification development capacity is the 

theoretical maximum allowed.  However, it is unlikely that all this capacity 

                                                
9
 Land Use Recovery Plan (2013) 
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could be developed due to existing ownership structures and the economic 

feasibility of redeveloping sites with existing improvements (buildings).  

Thus the true effective infill development capacity is likely to be significantly 

lower than 33,000. 

6.12 Ultimately, the interaction of market forces in the current regulatory 

environment will influence which capacity is developed first.  The key 

factors include:  

(a) Strength of demand in different locations. 

(b) The availability of development sites and the infrastructure required 

to support their development. 

(c) Developers’ perception of risk and uncertainty associated with the 

opportunities in different locations within Christchurch. 

(d) Underlying development feasibility. 

(e) The relative ease which the sites can be developed including 

developers’ perceptions of the challenges associated with being 

granted resource and building consents from the Council. 

6.13 Appendix IEM3 provides a map that illustrates the distribution of the number 

of new residential building consents issued in Christchurch City and 

Waimakariri and Selwyn Districts between June 2011 and June 2014.  The 

maps shows that the majority of new building activity occurred either on the 

fringe of Christchurch City’s urban limits (in areas such as Wigram and 

Yaldhurst) and in Selwyn and Waimakariri Districts.  Developers surveyed10 

suggested that CCC was more challenging to deal with when seeking 

resource consent for subdivisions and, therefore there was a preference for 

greenfield developments, particularly in Selwyn and Waimakariri Districts.  

In addition, the scale of developments was larger in greenfield locations and 

these have had better economic feasibility at this stage of the market. 

7. HOUSING SHORTFALL 

7.1 The Canterbury earthquakes had a significant impact on Christchurch’s 

housing market.  The equilibrium within the housing market has been 

disrupted by a combination of supply and demand shocks that created a 

housing shortfall in the market and resulted in significant growth in house 

                                                
10

 Livingston and Associates (2013) 
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prices, market rents and the value of residential sections in locations which 

could be readily developed. 

7.2 Figure 1 below presents the trend in the accumulative residential dwelling 

shortfall in Greater Christchurch. 

 
Figure 1:  Greater Christchurch’s Supply/Demand Balance 

 
Source:  Livingston and Associates (2013) & Statistics New Zealand 
 
7.3 The housing shortfall peaked in 2014 at just over 11,000 dwellings and is 

expected to progressively improve over the next four years.   

7.4 A supply side shortfall creates stress in a property market and tends to 

result in an escalation of prices (both rents and sale prices) relative to 

households’ ability to pay.  Whether the supply/demand balance reverses 

and a supply of dwellings relative to demand eventuates will depend on 

how quickly developers respond to the projected changes in housing 

market conditions. 

7.5 These projections include the following assumptions: 

(a) There is an increase in demand from temporary workers which 

peaks at 5,600 dwellings in 2014. 
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(b) The repair of the existing housing stock creates some additional 

demand while households shift out their dwellings as they are 

repaired. 

(c) Christchurch’s underlying population increases in line with the 

medium growth scenario. 

(d) New dwellings are added to the housing stock reflecting the number 

of building consents issued with a 12 month lag and post 2014, the 

annual number of consents issued is assumed to be 4,000 per 

annum. 

7.6 Developers have responded to the housing shortfall and the supply of new 

houses has increased.  This analysis implies there is a shortfall of supply of 

11,000 dwellings in 2014 and it will take another 4 years (to 2018) for 

developers to increase supply to offset the supply deficit.  This will require 

supply to increase by 16,200 dwellings.  Over the ten years, 2018 to 2028, 

demand is expected to increase by approximately 22,000 households in 

Greater Christchurch.  This means that to meet both the current housing 

shortfall plus the expected growth in demand supply will need to increase 

by 38,200 dwellings between 2014 and 2028. 

7.7 The growth in supply will be spread across the three local authority areas in 

Greater Christchurch.  The proportion in each area will be influenced by a 

number of factors.  These include: the availability of readily developable 

development capacity; the ease at which the sites can be developed; the 

development relative costs, risks and uncertainty of developing dwellings in 

the different local authority areas; the demand preferences within the 

communities; planning rules, regulations, and the way in which they are 

administered in each local authority area, and the relatively affordability of 

the dwellings developed. 

7.8 Christchurch City accounted for 79% of the housing stock as at the 2013 

Census.  If Christchurch accounted for 79% of the new supply, there would 

be a requirement for 30,200 dwellings between 2014 and 2028.  

Alternatively, Christchurch City accounted for 60% of the building consents 

issued in Greater Christchurch in the June 2014 year.  If this ratio was 

projected to 2028 Christchurch City would have a requirement for another 

22,900 dwellings.  In the six years prior to the earthquakes, 64% of dwelling 

consents issued in Greater Christchurch were in Christchurch City and 
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consequently if this ratio was projected forward, there would be a 

requirement to increase supply by 24,400 dwellings.   

7.9 Councils have an important role in ensuring there is adequate development 

capacity within their boundaries to ensure they are not constraining supply.  

Housing shortfalls like Greater Christchurch has experienced, due to the 

earthquakes, have a significant impact on housing affordability. 

8. HOUSE PRICES, RENTS AND HOUSING AFFORDABILITY 

8.1 Prior to the Canterbury earthquakes, Christchurch’s housing prices were 

significantly lower than Auckland and Wellington.  The impact of the 

earthquakes on housing supply and demand has resulted in a substantial 

increase in the cost of housing.  Housing values and rents have increased 

significantly faster than the rest of New Zealand with the exception of 

Auckland.  The increase in market rents and house prices has resulted in a 

decline in housing affordability.   

8.2 The measures of housing affordability I comment on are: 

(a) House prices and rents as a proportion of household incomes. 

(b) The proportion of renter households paying more than 30% of their 

gross household income in housing costs. 

(c) The ability of renter households to transition to home ownership – 

first home buyer affordability. 

8.3 Table 7 below presents the trend in Christchurch City’s median rents (3 

bedroom dwelling) relative to median household incomes. 

Table 7:  Median rents and median household incomes in Christchurch CIty 
 

Median Market Statistics Market Statistics Change 

 2006 2011 2014 06 to 11 11 to 14 

Annual Household Income
11

 $48,200 $60,400 $67,300 25% 11% 

Rents ($ per week) $290 $330 $440 14% 33% 

Annual rent to household 
income 

31% 28% 34% -3% 6% 

Source:  Livingston and Associates (2013) and MBIE 

 

                                                
11

 Household incomes are based on Census data.  The 2014 income was estimated as 2013 census result plus 
long term income growth rate. 
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8.4 Annual median rent as a percentage of household income increased from 

31% to 34% between 2006 and 2014.  This represents a deterioration in 

rental affordability of three percentage points.   

8.5 The number of new rental agreements at $300 or less per week has fallen 

from 73% of all new rental agreements in 2006 to 52% in March 2010 and 

21% in March 2014.  The total number of new rental agreements was 

similar in the years ended March 2011 and 2014.  These statistics suggest 

that there were significantly less low cost rental properties available.   

8.6 Figure 2 below charts the distribution of new rental tenancies against the 

weekly rental rate in Greater Christchurch for the third quarters in 2010, 

2012 and 2014.  Over the last four years the distribution has flattened and 

shifted to the right, which demonstrates a reduction in the availability of 

lower cost rentals over time. 

Figure 2:  Greater Christchurch’s Rental Distribution

 
Source:  Livingston and Associates (2013) and MBIE 
 
8.7 The increase in rents has placed significant financial pressure on low 

income households.  The deterioration in renter affordability reflects a 

supply shortfall in rental properties relative to demand. 
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8.8 Table 8 presents the trend in the number and proportion of renter 

households in Greater Christchurch paying more than 30% of their gross 

household income (stressed household12) in rent between 2007 and 2013.  

 
Table 8:  Number and proportion of stressed renter households in Greater 
Christchurch 
 

Year 
Household Incomes less than 

$70,000 
All Households 

 

No of stressed  
Households 

As a % of similar 
Households 

No of stressed  
Households 

As a % of all 
Renters 

2007 14,700 35% 14,900 28% 

2010 18,200 44% 18,500 29% 

2012 15,900 44% 16,200 26% 

2013 13,000 38% 14,000 25% 

Source:  Statistics New Zealand – Household Economic Survey 

 
8.9 The number of stressed renter households has declined.  However, rather 

than an improvement in renter affordability driving the trend, the statistics 

suggest that between 2010 and 2013 the number of renter households 

earning less than $70,000 per annum fell by 7,300 (a decline of 18%).   

8.10 There are several explanations for the decrease in stressed households.  

First, a number of these households shifted out of greater Christchurch.13  

Second, low income families may have crowded together, and therefore, 

increased the combined household’s income.  Census 2013 data shows 

that the number of two or more family households in Greater Christchurch 

increased by 44% between 2006 and 2013 compared to a 29% increase 

nationally.14  A third explanation is that some households experienced an 

increase in income with improved labour market conditions which resulted 

in higher wages and lower unemployment.  

House prices and first home buyer affordability 

8.11 Dwellings have increased in value since the 2010/2011 earthquakes.  The 

median standalone dwelling sale price for the year to date in Christchurch 

City is $435,000, multi-unit dwellings median sale price was $320,000.  The 

median sale price for standalone dwellings is now 31% higher than the 

peak in the previous house price cycle in 2007.  Outside of Auckland and 

                                                
12

 A stressed household is defined as paying more than 30% of their gross household income in housing costs. 
13

 This conclusion is support by benefit data from Ministry of Social Development, see Livingston and Associates 
(2013)  
14

 Census 2013 data.   
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Greater Christchurch, house values in the other local authority areas are on 

average 9% lower than the peak in the last cycle.  The growth in dwelling 

prices is placing pressure on first home buyer affordability.  Table 9 below 

summaries the trend in standalone dwelling values between December 

1989 and June 2014. 

Table 9:  Trend in Standalone Dwelling Values 
 

 
New Zealand 

Waimakariri 
District 

Christchurch 
City 

Selwyn 
District 

Long Term Growth Rate 
    

Dec 89 to Jun 14 5.7% pa 5.9% pa 5.9% pa 6.4% pa 

Growth post-earthquakes 
    

Annual growth rates     

Jun 11 to Jun 12 4.2% 11.2% 6.0% 13.5% 

Jun 12 to Jun 13 9.1% 9.5% 12.9% 9.0% 

Jun 13 to Jun 14 6.8% 5.0% 4.6% 6.8% 

Total % change 
    

Jun 11 to Jun 14 21.4% 27.8% 25.1% 32.1% 

Source:  CoreLogic 

 
8.12 In the year following the earthquakes, house values in the Waimakariri and 

Selwyn Districts increased at approximately double the rate of Christchurch 

City.  Over the three years ending in June 2014, house prices have 

increased by over 25% across all three local authority areas.  Over the 

same time period incomes are estimated to have increased by 11%.15  The 

difference in the rate of growth in house values and incomes implies a 

decline in housing affordability. 

  

                                                
15

 See Table 10 below.   
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8.13 Table 10 below presents the trend in Christchurch City’s median house 

prices and relative to median household incomes. 

Table 10:  Median house prices and household incomes in Christchurch City 
 

Median Market Statistics Market Statistics Change 

 2006 2011 2014 06 to 11 11 to 14 

Annual Household Income
16

 $48,200 $60,400 $67,300 25% 11% 

House sale price $303,500 $357,000 $435,000 27% 22% 

Household income to house 
price ratio 

1:6.3 1:5.9 1: 6.4 -0.4 pts +0.5 pts 

Source:  Livingston and Associates (2013) & CoreLogic 

 
8.14 House price affordability improved between 2006 and 2011 and 

subsequently deteriorated between 2011 and 2014.  The 2006 year was 

near the peak of the previous housing cycle and as such it is not a good 

indication of the desired level of housing affordability.  Typically, all other 

things being equal, a ratio of gross household incomes to house prices 

would be expected to be close to 1:4. 

Section value trends 

8.15 Section prices tend to be more volatile than house prices over time and 

reflect the location and size of sections sold.  The median section price in 

Christchurch City is $230,000 (2014 year to date) and is now 18% higher 

than in 2009 (prior to the earthquakes).  Growth in the sale price of sections 

reflect the increase demand for building sites.  Table 11 summarises the 

trends in section median sale prices between 2001 and 2014 in 

Christchurch City and the Selwyn and Waimakariri Districts. 

Table 11:  Median Section Sale Prices in Christchurch City 
 

 Waimakariri District Christchurch City Selwyn District 

 Median 
Sale Price 

% Change 
Median 

Sale Price 
% Change 

Median 
Sale Price 

% Change 

2001 $50,000  $94,000  $74,500  

2006 $180,000 260% $197,000 109% $139,500 87% 

2009 $159,000 -12% $195,000 -1% $140,000 3% 

2010 $145,000 -9% $205,000 5% $162,000 16% 

2014 $171,000 18% $230,000 12% $192,000 19% 

 

                                                
16

 Household incomes are based on Census data.  The 2014 income was estimated as 2013 census result plus 
long term income growth rate. 
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8.16 The above statistics exclude sections sold as part of land and building 

packages and do not account for the locality or size of the sections sold.   

The Need for Social and Affordable Housing 

8.17 This section of my evidence demonstrates the trend in housing affordability.  

A deterioration in housing affordability can be caused by a supply side 

shortfall relative to the level of demand.  In markets with severe supply 

shortfalls both house prices and rents typically become less affordable.   

8.18 Trends in the need for social and affordable housing reflect the pressures 

within the housing market.  As housing becomes less affordable a greater 

proportion of households are unable to affordably access housing.  The 

affordability measure used in this section of my evidence is whether or not 

households are paying more or less than 30% of their gross household 

income in housing costs.  Two key affordability benchmarks are used.  The 

first is the number of renters that are paying more than 30% of their 

household income in housing costs.  The second is the number of renter 

households able to affordably purchase a dwelling (transition to owner 

occupation) assuming either the lower quartile or median dwelling sale price 

and a 25 year mortgage, and a 10% deposit. 

8.19 Trends in housing affordability can be identified by dividing renters into sub-

groups.  Social renters (renters living in dwellings owned by Housing New 

Zealand Corporation, City Councils and community housing providers) and 

private sector renters can be divided into the following subgroups: 

(a) Those paying more than 30% of their gross household income in 

rent.  These households are defined as being stressed;  

(b) Those who are unable to affordably pay the median market rent; 

(c) Those who are unable to affordably buy a dwelling at the lower 

quartile house sale price; 

(d) Those who are unable to affordably buy17 a dwelling at the median 

house sale price; and  

(e) Those who are able to affordably buy18 a dwelling at the median 

house sale price. 

                                                
17

 Note the more households that can affordably buy or rent a dwelling the “more affordable” the housing stock. 
18

 Affordably buy is defined as the housing costs not exceeding 30% of the gross household income including 
mortgagee repayments on a 25 year term and a 10% deposit. 
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8.20 In the context of this analysis the ability to “affordably pay” is defined as the 

weekly rent costing no more than 30% of the households’ gross weekly 

income.  Table 12 below presents the number of households for each sub-

group. 

Table 12:  Renter’s Housing Continuum 2006 to 2013 in Christchurch City 
 

 Social Private Sector Renters Total 

 Renters Stressed Cannot Affordably Pay / Buy at Can pay Renters 

 

 

Paying 
30%+ 

Median 
rent 

lower 
quartile 
house 
price 

median 
house 
sale 
price 

median 
house 
price  

2006 7,500 13,300 5,700 4,900 2,900 6,900 41,200 

2013 7,200 12,500 7,100 6,900 3,100 6,200 43,000 

change -300 --800 1,400 2,000 200 -700 
 

Accumulative  -300 -1,100 +300 +2,300 +2,500 +1,800 
 

Livingston and Associates (2013) and Census (2006 and 2013) 
 
8.21 The size of the social housing market in this example is limited by the stock 

of dwellings rather than the demand from renters.  If the social housing 

stock had increased at the same rate as the total increase in the number of 

renter households, it would be increased from 7,500 to 7,800 rather than 

falling to 7,200. 

8.22 The two sub-groups that experienced strongest growth were households 

paying less than 30% of their household income in rent but unable to pay 

the median market rent, and households that can afford to pay the median 

rent but unable to buy a dwelling at the lower quartile house price.  

8.23 Although these statistics suggest housing affordability has improved for the 

first two sub-groups (social and stressed renters), as discussed above, 

approximately 7,300 low income renter households relocated out of greater 

Christchurch after the earthquakes.  If these households were included the 

statistics suggest that housing affordability for these groups would have 

significantly deteriorated between 2006 and 2013. 

8.24 The deterioration in housing affordability is a reflection of the supply side 

shortfall relative to demand.  Housing affordability in Greater Christchurch 

and Christchurch City is now significantly worse than in 2006 which was 

close to the peak in the previous cycle.  Housing affordability is unlikely to 

significant improve until supply catches up with the housing shortfall. 
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8.25 Councils have a role to play in improving housing affordability outcomes.  

They need to ensure that: 

(a) the supply side of the market can efficiently respond to changes in 

demand; 

(b) development contributions are not excessive; 

(c) the benefits of any rules and regulations and the way in which these 

are implemented exceed the costs they impose; 

(d) rules and regulations manage and enable the development 

community rather than restrict their activity.   

9. ROLE OF THE REPLACEMENT PLAN IN THE CHRISTCHURCH 

HOUSING MARKET 

9.1 Housing markets are complex, dynamic and do not exist in isolation.  They 

are heavily influenced by population growth, economic factors and macro 

policy settings.  Housing markets form an important part of the economy 

and their outcomes have a significant impact on the well-being of 

communities.  They often traverse a number of local authority boundaries.  

9.2 The Replacement Plan provides CCC with the opportunity to set the 

strategy around future development in the City’s housing market by 

ensuring there is sufficient development capacity allocated across a range 

of development types (greenfield, infill, and redevelopment) and ensuring 

planning rules and regulations and the way they are administered enables 

the supply of a range of dwelling typologies which reflect the underlying 

growth in demand.  In addition, Council can have a positive impact on 

housing supply by upgrading and providing infrastructure required to allow 

housing development.  Future infrastructure expansion needs to be 

explicitly planned and the costs included in their long term plan.  

9.3 The Replacement Plan has an important role in influencing and shaping the 

housing market through planning rules and regulations.  The way in which 

rules and regulations are implemented will have important consequences 

for the operation of the housing market.  For example, streamlining and 

simplifying the consenting process will provide greater certainty and lower 

costs for developers. 
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9.4 There is every reason why, providing the Council enables the development 

community, that over time, the ongoing supply side response will improve 

housing affordability by ensuring the pace of house price and rental growth 

slows. 

9.5 The impact of the changing demographics of Christchurch City’s population 

is discussed above at paragraphs 5.5 to 5.16 in terms of the increase in 

demand for rentals and an increased range of dwelling types.  

Consequently, the Replacement Plan needs to allow intensification to occur 

within the existing urban area so the growth in supply has the opportunity to 

reflect demand.   

9.6 The Replacement Plan provides an opportunity to facilitate the efficient and 

focused recovery of the housing market to meet the future needs of greater 

Christchurch.  My conclusions on the Christchurch’s housing market are 

consistent with the principal outcomes on page 11 and 12 of the Crown's 

submission that seek to increase housing supply, respond to natural 

hazards and reduce prescriptiveness.  In particular, it is my opinion that the 

Replacement Plan must:  

(a) Enable an increase in the supply of housing.  Ideally, a minimum of 

5 years' worth of readily developable capacity needs to be available 

across all types of development19.  The uptake needs be regularly 

monitored and additional capacity added as potential supply is used.  

The development capacity should be spread across greenfield, infill, 

and redevelopment sites. 

(b) Enable the development of a range of housing types, and 

encourage innovative design.  Christchurch's changing demographic 

profile reflects a trend towards a greater demand for smaller 

dwellings with fewer bedrooms and with an increased proportion of 

multi-unit dwellings. 

(c) Provide greater opportunity for intensification.  Multi-unit dwellings 

can be developed at lower cost than standalone dwellings and make 

more efficient use of the available land.  Enabling this style of 

development will assist with improving housing affordability.  

Encouraging intensification could be done by allowing 

redevelopment to occur as of right and limiting what needs to be 

                                                
19

 Livingston and Associates (2011) 
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notified, therefore providing developers with more certainty.  These 

developments need to be profitable to the developer and in locations 

where people want to live.  Consequently, Council needs to work 

with the development community to ensure development capacity is 

provided in the locations where it is economically feasible to 

develop.  Ideally, these should be concentrated in locations with 

high amenity value, have access to good transport routes, and 

typically focus on the higher value suburbs. 

(d) Enable the redevelopment of existing residential areas.  

Redevelopment within the existing residential areas will provide the 

opportunity to increase housing supply close to amenities and 

essential services.  Typically these sites would be redeveloped into 

more intensive housing typologies and provide alternative style of 

dwelling (for example, townhouse, terraced house, or apartment).  In 

addition, redevelopment can make better use of the existing 

infrastructure in the city. 

(e) Identify the future development capacity for the wider housing 

market over the next 15 to 20 years together with the timing 

associated with the development of the infrastructure (water, storm 

water, waste water, roading and public transport).  This expenditure 

should be budgeted for within the Council’s long term plan. This will 

assist in providing strategic direction for the development 

community.  The level of development capacity across all categories 

needs to be regularly monitored and added to as it is used up. 

(f) Be clear and objective, and not unduly stifle development or impose 

costs on developers.  Consenting processes should be streamlined 

and simplified as much as possible. 

(g) Discourage development in locations subject to natural hazards (for 

example flooding or unstable ground) protecting the community from 

these long term risks. 

9.7 CCC should clearly set out their strategic vision for the development of the 

housing market over the next twenty to thirty years and the proportion of 

supply they expect from greenfield, infill and redevelopment.  This vision 

needs to clearly demonstrate the balance between providing an enabling 

intensification and its benefits to the wider community while at the same 
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time managing existing residents’ expectations on how their suburb may 

evolve over time. 

9.8 CCC should set a number of key strategic goals within the Replacement 

Plan.  These should include both development and affordability outcomes. 

The development goals should include: maintaining 5 years of readily 

developable capacity across all development types; identifying at least 15 to 

20 years’ worth of future development capacity and outlining a plan to 

provide the necessary infrastructure progressively over that time frame; 

have a goal of growing housing supply at least as fast as demand; and 

articulating strategic goals in relation to the proportion of different types of 

development (greenfield, infill and redevelopment) and the locations within 

the city they want redevelopment to occur. 

9.9 Affordability is a housing market outcome which council can only indirectly 

influence.  However, a clear strategic goal (post rebuild) of realigning 

Christchurch’s housing affordability (for both renters and first home buyers) 

with other similar urban centres (excluding Auckland and Wellington) would 

be appropriate.  Monitoring and tracking affordability outcomes provides a 

benchmark of whether the conditions are improving or deteriorating over 

time.   

 

 

Ian Eric Mitchell 

25 November 2014 
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Appendix IEM1 – Abridged Curriculum Vitae 

Ian Mitchell 

Education 

Massey University 

 Master of Business Studies (Property Studies) with Distinction 

 Diploma in Business and Administration 

 Diploma of Agricultural Science (Division I) 

 Bachelor of Agricultural Science 

 

 

Professional Qualifications and Affiliations 

 Fellow of the New Zealand Institute of Valuers and the Property Institute of New 

Zealand 

 Member of the American Real Estate and Urban Economics Association 

 Foundation Member of the Society of Property Researchers (New Zealand) 

 Member of RICs 

 

 

Employment Summary 

 

Organisation Position Period 

Livingston & Associates 

Ltd 

Director & Consultant 
Director 

April 2011 to present 
September 2002 to present 

Darroch / DTZ National Director Consulting & 

Research 

January 1994 to April 2011 

Massey University Lecturer January 1989 to December 

1994 

 

Employment History 

Livingston & Associates Ltd 

Director and Consultant – April 2011 to present 

Director – September 2002 to present 

I have been a Director of Livingston & Associates Ltd, which is a small niche consultancy 

business, since 2002.  Since leaving Darroch Ltd in April 2011 I have increased my level of 

input with Livingston & Associates Ltd, working full time as a consultant to a range of clients 

across a broad range of property markets. 

 

Darroch Ltd (previously branded as DTZ Ltd and prior to this Darroch & Co) 

National Director – Consulting and Research 

January 1994 to April 2011 

During my career at Darroch I was responsible for the leadership, management and growth 

of the business’ Research and Consulting function.  Commencing as the Manager - 

Research and Consulting with Darroch and Co in 1994, I was responsible for the 

development and growth of this business function.  The Research and Consulting function 

serviced the international brand’s research needs, internal research requirements and 

successfully completed a range of consultancy assignments for private and public sector 

clients. 
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Key responsibilities included: 

 Lead and manage the consulting and research team to ensure delivery of the 

function’s business plan and on-going development of the division’s capability; 

 Participate in the wider group’s strategic business planning and goal setting; 

 Ensure the team meets internal goals and external objectives including financial 

management targets; 

 Sell the team’s services internally and externally  

 Provide expert advice, information and consultancy services to clients; 

 Engage in activities to enhance the profile and brand of the consulting and research 

team and DTZ; 

 Support other business units through the production of high quality research; 

 

Massey University 

Lecturer 

1989 to 1993  

I was employed as a Lecturer at Massey University between 1989 and 1993.  During the 

five years I was at Massey my responsibilities included: 

 Lecturing fourth year rural valuation students, the delivery of an introductory property 

paper for business studies students and a graduate research methods paper.  I 

supervised graduate student research studies. 

 In addition I was the Property Studies Department representative on the Graduate 

Studies Committee in 1992 and 1993. 

 

Whilst at Massey, I completed a Master’s in Business Studies (Property Studies) with 

distinction.  The theme of my study was the application of financial economics theory to the 

analysis of the property markets in a practical and realistic way. 

 

Table 1:  Housing Related Assignments 

 

Project Client Year 

The Impact of Planning Rules, Regulations and 

Delay on Residential Property Development Costs 

and Prices 

Central Government 2014 

Current and Future Housing Supply and Demand in 

Gisborne 

Developer 2014 

Current and Future Housing Supply and Demand in 

Tauranga 

Developer 2014 

Submission on Auckland Unitary Plan New Zealand Housing 

Foundation 

2014 

Current and Future Housing Supply, affordability 

and Need in Christchurch 

CREA/MBIE/LRUP 2013 

Housing Affordability in Christchurch Department of Building and 

Housing 

2013 

Current and Future Housing supply and demand in 

Northcote 

Developer 2013 

Current and Future Housing supply and demand in 

South Auckland 

Developer 2013 
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Characteristics of Auckland’s Suburban Apartment 

Market and the Implications for current and future 

Demand 

Developer 2012 

Characteristics of the Supply Side of the 

Residential Housing Market in Auckland Region 

and New Zealand 

Department of Building and 

Housing 

2012 

The Supply and Demand of Intensive Residential 

Development on the Kapiti Coast 

AMP Capital 2012 

Features and Characteristics of Housing Supply 

and Demand in Porirua East 

Housing New Zealand 

Corporation 

2011 

Supply/demand Analysis of residential aged care 

units in Hamilton 

Oceania Group 2011 

Analysis of Housing Affordability Trends Productivity Commission 2011 

Submission to the Productivity Commission – 

Housing Affordability Trends 

NZ Housing Foundation 2011 

Residential Supply and Demand – Waikanae North AMPC 2011 

Land Supply, House Prices and Housing 

Affordability 

Auckland Council 2011 

Housing Market Assessment in Auckland  Region CHRANZ 2010 

Sub regional Housing Demand in the Northland 

region 

CHRANZ 2010 

Demand for aged care residential property on the 

Kapiti Coast  

MetLifeCare 2010 

The Determinants of Tenure and Location Choices 

of 20–40 year old Households in the Auckland 

Region 

A report for CHRANZ in 

conjunction with Beacon 

Pathway and CRESA 

2010 

Rodney Housing Market Assessment  Rodney District Council 2009 

Housing Market Assessment Manual CHRANZ 2009 
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Table 1:  Housing Related Assignments Continued 

 

Project Client Year 

Housing Needs Assessment in Christchurch City Christchurch City Council 2008 

The Intermediate Housing Market in New Zealand  CHRANZ 2008 

The Private Renter Market in New Zealand Department of Building and 

Housing 

2008 

Waikanae North Residential Demand -Kebbell 

Block Subdivision  

AMP Capital 2008 

Residential Land Development Market in Auckland 

Region  

McConnell Property 2007 

Demand for aged care residential property on the 

Kapiti Coast  

Summerset 2007 

The Supply of Residential Land in Rodney and the 

North Shore 

Landco 2007 

Census 2006 and Housing in New Zealand CHRANZ 2007 

The Future of Home Ownership and the Role of the 

Private Renter Market in Auckland  

CHRANZ 2007 

The affordability of newly built housing (2000 to 

2005) – Supply Side Dynamics  

HNZC 2006 

Auckland Supply Side Analysis CHRANZ report in conjunction 

with MOTU 

2006 

Housing Needs Assessment Wellington City  HNZC  and Wellington City 

Council 

2006 

Housing Tenure Aspirations and Attainment  CHRANZ 2005 

Housing Needs assessment in Waitakere City  Waitakere City Council 2005 

Housing Needs assessment  Auckland City Council 2005 

NZ Residential Market  Development Opportunities  Publicly Listed Property 

Developer 

2005 

Affordable Housing in the Nelson Tasman, and 

Marlborough Regions:  A Solutions Based 

Research programme 

CHRANZ report in conjunction 

with MOTU 

2005 

Housing Supply in the Auckland Region CHRANZ report in conjunction 

with MOTU 

2005 

Housing Costs and Affordability in New Zealand 

 

CHRANZ 2004 

Changes in the Structure of the New Zealand 

Housing Market 

CHRANZ 2004 
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Appendix IEM3 – New Residential Building Consents (Number of Units) 

Source:  Statistics New Zealand 
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