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 INTRODUCTION 1.

 My name is Ian Eric Mitchell.  I hold the position of Director at Livingston 1.1

Associates Ltd, a niche consultancy company which provides property 

related advice. 

 This is the third statement of evidence I have prepared on the Christchurch 1.2

Replacement District Plan ("Replacement Plan").  My first statement of 

evidence dated 14 November 2014 was provided in respect of the Strategic 

Directions hearing1 and my second statement dated 20 March 2015 

addressed the Stage 1 Residential Proposal (Proposal 14)2.  I continue to 

support the views I expressed in that evidence.  A summary of my 

qualifications and experience is set out at paragraphs 1.2 to 1.4 of my first 

statement. 

 I have been engaged by the Crown, through the Canterbury Earthquake 1.3

Recovery Authority ("CERA"), to provide evidence in relation to the 

recovery of the residential housing market in the central city.   My evidence 

addresses the trends in the central city residential market3 post-

earthquakes together with discussion of the key market drivers and market 

outlook. 

 I have been providing the Crown with my expertise in relation to the housing 1.4

market in Christchurch since 2013.   

 CODE OF CONDUCT 2.

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

contained in the Environment Court's 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.   

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

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. 

                                                
1
 See http://www.chchplan.ihp.govt.nz/hearing/chapter-3-strategic-directions-and-strategic-outcomes/ under the 

headings Hearing and Evidence 
2
 See http://www.chchplan.ihp.govt.nz/hearing/chapter-14-residential/ under the headings Hearing Documents and 

Evidence 
3
 Central City is defined in the Land Use Recovery Plan - Te Mahere Whakahaumanu Tāone as the "area within 

the five avenues – Bealey, Fitzgerald, Moorhouse, Deans and Harper Avenues (including Hagley Park)".  The 
majority of the statistics in my evidence uses Statistics New Zealand area unit boundaries (the area units included 
were 591500 Cathedral Square, 591600 Hagley Park, and 591700 Avon Loop) which are a very close match.  The 
key difference being rather than following Harper Avenues it tracks the stream immediately to its north.  This area 
is a park and consequently will have no significant impact on the statistics presented in this report. 

http://www.chchplan.ihp.govt.nz/hearing/chapter-3-strategic-directions-and-strategic-outcomes/
http://www.chchplan.ihp.govt.nz/hearing/chapter-14-residential/
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 Census data available from Statistics New Zealand provides the most 2.3

accurate data on the central city.  The 2006 census provides the best 

information on the central city’s pre-earthquake population and housing 

stock.  However, it is likely both the central city’s population and housing 

stock increased in the four years between the 2006 census and the first 

earthquake.  Likewise, the 2013 census provides a post-earthquake 

snapshot and both the housing stock and population are also likely to have 

increased post the 2013 census. 

 Unless I state otherwise, this evidence is within my sphere of expertise and 2.4

I have not omitted to consider material facts known to me that might alter or 

detract from the opinions that I express. 

 SCOPE 3.

 I have been asked to provide evidence in relation to the residential property 3.1

market in Christchurch’s central city.  In particular, I was asked to provide 

information on: 

 The central city residential property market prior to the 2010/2011 (a)

earthquakes; 

 The central city residential market in 2015; (b)

 Current and proposed significant residential developments; and (c)

 The key drivers and market outlook for the residential property market (d)

in the central city. 

 EXECUTIVE SUMMARY 4.

 Prior to the 2010/2011 earthquakes the central city was home to 7,653 4.1

residents or 2.2% of Christchurch City’s total population.  By 2013 the 

population totalled 4,899 (or 1.4% of Christchurch City’s total population).  

Between 2006 and 2013, the number of households living in the central city 

declined by 1,209 (or 36%) to 2,166 households.  Renter households 

dominated the central city with the rate of owner occupation averaging 27% 

in 2013.  In addition, 70% of the decline in the number of households 

occurred in those with reference people aged 39 years or younger. 

 In the past, the central city has struggled to provide an attractive alternative 4.2

to inner suburban living.  Although prior to the earthquakes there had been 
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some residential redevelopment within the central city, the market was 

mixed in nature.  The market had a mixture of dwellings ranging from older 

standalone houses in variable condition built before 1970 and high end 

townhouses and apartments.  A significant proportion of the older dwellings 

were to the eastern side of the central city.  The market in the north west 

area of the central city had higher levels of amenity with access to Hagley 

Park and the entertainment outlets along Victoria Street.  This sector tended 

to have higher value townhouses and apartments. 

 Post-earthquakes, Christchurch City Council’s ("Council") data suggest 4.3

there has been a net increase of 100 dwellings in the central city and there 

will be a further net increase of 173 on the basis of buildings that are 

consented and under construction.   

 The level of development activity has started to increase.  My survey of 4.4

larger residential developments within the central city identified that 

approximately 85 units have been completed (see Appendix One) with a 

further 177 units4 under construction, and an additional 992 units in 

proposed developments which are likely to have to achieve significant sales 

of units off the plans before they proceed.5  Smaller one and two bedroom 

units make up the majority of the stock being developed and they are 

typically priced at less than $500,000 per unit. 

 As part of preparing this evidence, I interviewed the majority of the 4.5

developers undertaking larger central city residential developments and 

asked about their developments and their perspectives on the central city 

market.  The majority of developers considered there was demand to 

absorb additional stock over and above what was currently being 

developed.  However, they were cautious about committing to further 

projects as they were uncertain about the impact Fletcher Building’s central 

city projects may have on their ability to sell down units.  In addition, the 

majority considered the current planning rules and regulations established 

in the Christchurch Central Recovery Plan (CCRP) residential chapter A 

Liveable City as permissive and not unduly hindering their ability to develop 

properties.  The key issues in the market they considered were influencing 

demand included:   

                                                
4
 This number differs slightly from the Council data presented in paragraph 4.3.  This is due to the slight difference 

in time periods.  The Council data is as at the end of September 2015 whilst the information included in paragraph 
4.4 is as at the end of November 2015. 
5
 In developments with six or more units. 
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 The uncertainty over which central city anchor projects will be (a)

developed and when they will be completed. 

 The current perception of the central city as a construction site with a (b)

large number of vacant sections and uncertainty over what may be 

built on adjoining sites. 

 Strong demand from investors who were primarily yield driven in their (c)

decisions. 

 Christchurch’s central city will offer a significantly different living 4.6

environment once the rebuild has been completed.  The anchor projects 

and the proposed public amenities within the central city will provide a 

modern urban space in which people can live and work.  However, there is 

a degree of uncertainty associated with the speed at which key public 

projects will be completed, the rate at which businesses will relocate to the 

central city business area and the strength of the underlying demand for 

residential units.   

 Christchurch’s central city residential market will grow in size and diversity 4.7

over the next decade.  The rate at which it expands and replaces the stock 

lost in the 2010/2011 earthquakes will be influenced by a number of factors 

including the rate at which amenity is provided and anchor projects are 

developed.  Prior to the earthquakes, estimates in the underlying growth in 

demand varied between 50 and 75 units per annum.  Fletcher Building’s 

North and East Frame Precinct project could provide between 75 and 100 

units per annum.  Consequently, developers active in the market today are 

being cautious about committing to additional projects and will want to 

achieve significant sales off the plans before construction commences. 

 PROFILE OF THE CENTRAL CITY RESIDENTIAL MARKET 5.

 Prior to the 2010/2011 earthquakes the central city was home to 7,653 5.1

residents or 2.2% of Christchurch City’s total population.  Between 2006 

and 2013, the population declined by 2,754 and totalled 4,899 in 2013 or 

1.4% of Christchurch City’s total population (source Statistics New Zealand 

2006 and 2013 census results). 
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 Table 1 demonstrates how the number of households changed pre and 5.2

post-earthquakes along with the level of owner occupation. 

Table 1:  Central city households 

 

Tenure Number of Households Change 2006 to 2013 

 
2006 2013 Number % Change 

Owner occupied 843 516 -327 -39% 

Renters 2,040 1,398 -642 -31% 

Total known tenure 2,883 1,914 -969 -34% 

Tenure not stated 492 252 -240 -49% 

Total Households 3,375 2,166 -1209 -36% 

Source:  Statistics New Zealand 

 

 Between 2006 and 2013 the number of households living in the central city 5.3

declined by 1,209 (or 36%) to 2,166.  Renter households dominated the 

central city with the rate of owner occupation averaging 27% in 2013.  In 

addition, 70% of the decline in the number of households occurred in those 

with reference people aged 39 years or younger. 

 The central city’s usually resident population is projected to increase from 5.4

5,1406 in 2013 to 9,890 in 2023 (source Statistics New Zealand Medium 

Population Projections).  This is an annual average increase of 475 people 

per annum (or 9.2% per annum). 

 PRE AND POST EARTHQUAKE CENTRAL CITY HOUSING STOCK 6.

 There are two key data sets that provide information on the size of the 6.1

central city residential market prior to the 2010 and 2011 earthquakes.  

These are the Statistics New Zealand’s census data and information 

collated for the rating valuations by Quotable Value Ltd (QV) and published 

by Corelogic Ltd. 

  

                                                
6
 Note Statistics New Zealand’s population projections use a June year whereas The Census count occurs in 

March.  In addition Statistics New Zealand uses a different definition of usually residential population.  These 
factors account for the difference in paragraphs 5.1 and 5.4. 
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 Table 2 presents the trend in the central city housing stock at the 2001, 6.2

2006, 2013 census. 

Table 2:  Central city housing stock 2001, 2006, and 2013 

 

Classification 2001 2006 2013 

 
Number Number 

Chge 
01/06 

Number 
Chge 
01/06 

Occupied       

Private 3,333 3,570 237 2,265 -1,305 

non-private  117 99 -18 60 -39 

Total  3,450 3,669 219 2,325 -1,344 

      

Non-occupied       

Residents away 186 162 -24 126 -36 

No residents 372 324 -48 735 411 

Total non-occupied 558 492 -66 858 366 

      

Total dwellings 4,008 4,161 153 3,183 -978 

Source:  Statistics New Zealand 

 

 The increase in the number of non-occupied dwellings with no residents 6.3

reflects buildings which were damaged by the earthquakes and were not 

suitable to be occupied at census 2013.  The number of occupied private 

sector dwellings fell by 1,305 between 2006 and 2013 census. 

 The number of unoccupied dwellings increased from 492 in 2006 to 858 in 6.4

2013 an increase of 366 units.  The data does not show how many were 

uninhabitable as a result of the 2010 and 2011 earthquakes. 

 
 Table 3 summarises the results from the 2001 and the 2006 census which 6.5

provides information on the trend in the number of occupied dwellings by 

typology between 2001 and 2006.  Statistics New Zealand has changed the 

way in which it categorises different types of dwellings between censuses 

and consequently only high level categorisation can be used to compare 

the changes over time. 

Table 3:  Central city occupied dwelling stock – Census 2001, 2006, and 2013 

 

Dwelling Type Number of Dwellings % of Total Stock 

 2001 2006 2013 2001 2006 2013 

Standalone 804 618 375 24% 17% 17% 
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Apartments flats and 
townhouses 

1,968 2,553 1,695 59% 72% 75% 

Not defined 561 399 189 17% 11% 8% 

Total occupied dwellings 3,333 3,570 2,268 100% 100% 100% 

Source:  Statistics New Zealand 

 

 The number of dwellings in the central city declined by 1,302 units between 6.6

2006 and 2013.  Over the same time period the typology profile of the 

dwellings in the central city did not change significantly.  Prior to 2006 there 

was a trend to a more intensive style of dwelling.  Between 2001 and 2006 

the number of standalone dwellings declined by 186 units, falling from 24% 

to 17% of the total central city stock of occupied dwellings.  Over the same 

time period the number of apartments, flats and townhouses increased by 

585 units growing from 59% to 72% of the central city stock.  These trends 

reflect a move towards a more intensive style of dwelling in the central city 

between 2001 and 2006.   
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 Table 4 presents the number of dwellings (rateable units) in the central city 6.7

as at 2009 by the decade in which the dwellings were constructed and the 

dwelling typology.   

Table 4:  Central city dwelling stock as at 2009 

 

Decade 
Built 

Apartments 
Flats  

(including 
conversions) 

Standalone 
dwellings 

Total 

 
Units 

% of 
Total 
Stock 

Units 
% of 
Total 
Stock 

Units 
% of 
Total 
Stock 

Units 
% of 
Total 
Stock 

Pre 1970 69 2% 204 6% 402 12% 675 20% 

1970s 103 3% 160 5% 38 1% 301 9% 

1980s 20 1% 171 5% 20 1% 211 6% 

1990s 414 12% 574 17% 55 2% 1,043 31% 

2000s 378 11% 324 9% 78 2% 780 23% 

Unknown 228 7% 91 3% 90 2% 409 12% 

 
1,212 35% 1,524 45% 683 20% 3,419 100% 

Source:  Corelogic 

 

 The total number of dwellings (3,419) is similar to the 2006 census estimate 6.8

of 3,570 units.  The difference may be influenced by a number of factors.  

These include the difference in the assessment dates and the way in which 

each agency (Corelogic and Statistics New Zealand) estimates the number 

of dwellings.  For example, the data included in Table 4 is based on the 

number of rateable units in the central city.  In some cases a rateable unit 

may include more than one dwelling using Statistics New Zealand’s census 

methodology for estimating the number of units.  An example would include 

where a building has been divided into more than one flat, but the property 

has only one title.  Under this scenario, it is likely to be counted as one 

rateable unit by Corelogic whereas Statistics New Zealand would count 

each individual flat. 

 The majority of standalone dwellings in the central city were constructed 6.9

prior to 1970 whereas the majority of flats and apartments were built after 

1990. 
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 PRE AND POST-EARTHQUAKE CONSTRUCTION ACTIVITY  7.

 In the ten years prior to the earthquakes (September 2000 to September 7.1

2009) the annual number of new dwellings consented in the central city 

averaged 72.  Over the last three years the number of consents averaged 

157 units per annum.  In the September 2015 year, the number of new units 

consented was 3.5 times the annual average prior to the earthquakes.  The 

central city now accounts for 5.8% of all new consents issued in 

Christchurch and this is its highest level in the last 16 years.  In the year 

ending September 2015, townhouses and flats consented were 53% of all 

new dwellings consented, with apartments accounting for a further 32%.   

 Table 5 below presents the trend in the number of new residential building 7.2

consents issued, the number of residential units lost by demolition and the 

net impact on the central city housing stock since the 2010 and 2011 

earthquakes. 

Table 5:  The net impact of new residential building consents on the central 

city housing stock 

 

Calendar Year 
Gross increase in 

New Housing 
Demolition of 
Existing Units 

Net Increase in 
Number of  

Dwellings and 
Units 

2011 36 9 27 

2012 17 4 13 

2013 73 36 37 

2014 206 103 103 

2015 (YTD) 183 70 113 

Total 515 222 293 

Source:  Christchurch City Council 
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 Table 6 summarises the current status of the building consents presented in 7.3

Table 5. 

Table 6:  Consent Status 

 

Status 
Gross 

Increase 
Demolitions Net Increase 

Consent being processed  17 8 9 

Consent issued – under construction 264 91 173 

Code Compliance Certificate refused 
S93 

7 5 2 

Code Compliance application on hold 1 1 0 

Code Compliance application overdue 1 1 0 

Construction completed/CCC issued 209 109 100 

Consent lapsed 16 7 9 

Total 515 222 293 

Source:  Christchurch City Council 

 

 Post-earthquakes, the Council’s data suggest there has been a net 7.4

increase of 100 dwellings in the central city and there will be a further net 

increase of 173 on the basis of buildings that are consented and under 

construction. 

 CURRENT AND PROPOSED SIGNIFICANT7 RESIDENTIAL 8.

DEVELOPMENT PROJECTS  

 The level of development activity in the central city has started to increase.  8.1

Approximately 85 units have been completed in larger developments (see 

Appendix One for details), with a further 177 units under construction and 

an additional 992 units in proposed developments which are likely to have 

to achieve significant sales of units off the plans before they proceed.  

Smaller one and two bedroom units make up the majority of the stock being 

developed and they are typically priced at less than $500,000 per unit.  

 In addition to these developments, anecdotal market evidence suggests 8.2

Ryman Health Care has purchased or has control over a site in the north 

western portion of the central city area.  I have been unable to confirm 

Ryman's intentions for this site. 

                                                
7
 In the context of this report a significant development is one that has more than 5 units. 



 

BF\55648839\1 Page 12 

 DEVELOPERS’ PERSPECTIVES ON THE CENTRAL CITY MARKET 9.

 A total of eight active central city residential developers were approached to 9.1

seek information about their current and proposed central city 

developments and their views on the current state of the central city 

residential development market8.  The goal was to provide insight into 

developers’ perceptions of the market rather than a detailed statistically 

based survey.  Consequently, the following comments should be 

considered anecdotal and indicative of larger developers’ perceptions of the 

current market.    

 Developers’ key comments about the current central city residential market 9.2

included:   

 There are currently two main groups of purchasers: investors buying (a)

rental units with goals of achieving gross yields in excess of 6% per 

annum and owner occupiers looking for different life style choices.  

The owner occupiers have been more risk adverse than investors 

when considering purchasing central city units.  Owner occupiers fall 

into two main groups (aging baby boomers with no dependents living 

with them and young professionals with no dependents).  The key 

price points vary with each group depending on their need. 

 Developers’ expectations were that there was significant demand for (b)

further development with the current projects effectively replacing 

stock that was damaged during the earthquakes.  Their view was that 

the ongoing growth in demand will vary depending on the speed at 

which the central city area regains a degree of vibrancy with 

increased amenity and the completion of key anchor projects.  

Uncertainty over when and what will be provided in the central city 

has impacted on the level of demand. 

 Although the central city has continued to evolve post-earthquakes, (c)

with the demolition of damaged buildings, parts of the central city 

resemble a construction site with a large number of vacant gravel 

sites which does not enhance the central city’s living environment.  

Uncertainty over what might be developed on adjoining properties and 

                                                
8
 Developers included in the survey were selected because they had either recently completed or were 

undertaking developments (with six or more units) in the central city.  The developers who responded to the 
questionnaire accounted for more than 75% of the units being built in the central city.  Fletcher Building did not 
respond and accounted for the majority of the remaining 25% of units. 
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the potential impact of such developments on the quiet enjoyment of 

any unit purchased now was also a consideration. 

 Approximately half of the developers were considering developing (d)

another central city site after the completion of their current projects.  

Nearly all the developers cited Fletcher Building’s North and East 

Frame Precinct development as a significant consideration in their 

thinking about undertaking additional projects. 

 The majority of developers considered that the existing planning (e)

environment established through the CCRP is permissive in light of 

the current demand and does not have a significant impact on the 

level of units developed within a site.  There were two exceptions (two 

developers) and they felt the height limits imposed altered the design 

and feasibility of their developments.   

 A total of six of the eight developers considered the need to provide (f)

onsite car parking as a key factor limiting the number of units within a 

development rather than the planning rules and regulation.   

 Two of the eight developers stated that it was not the regulations, but (g)

rather the way they were implemented by council officers that caused 

time delays and concerns.  Those developers considered that the 

council officers were being very risk adverse and were seeking design 

detail way beyond what should be required.  In addition, the 

developers felt as if the Council's queries were not well coordinated, 

and said they were receiving multiple requests for information rather 

than one consolidated query. 

 Developers’ views of the urban design process were mixed.  Half (h)

considered it worthwhile and adding value to their development, a 

quarter did not mention it, while the remaining 25% of developers 

considered that the process added no value to their own urban 

designers’ feedback and did not reflect the commercial reality of the 

market.  These developers considered the feedback from the process 

would have a significant negative impact on the economic feasibility of 

the project while not adding any value to the units. 
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 CENTRAL CITY RESIDENTIAL DRIVERS AND OUTLOOK 10.

 The central city residential market’s outlook is influenced by a number of 10.1

factors.  It has a number of challenges to overcome to present itself as the 

place to live in the inner city.  In places the current environment can have a 

construction site feel about it with a large number of vacant dusty sites.  The 

uncertainty over what will be built where and when does not assist in 

attracting residents back into the central city.  On the positive side, the 

newness of the facilities and the amenity that will be developed over time 

along with the opportunity for households to have a change in lifestyle 

associated with central city living is likely (over time) to attract a greater 

proportion of people to the inner city.  

Anchor project development 

 A number of factors are likely to influence the growth in demand and these 10.2

include the speed at which the anchor projects are developed, the level and 

extent of amenities and entertainment provided in the central city, how 

quickly the central city recovers as a major employment centre, the 

recovery of the educational based demand, and demographic factors such 

as an increase the number of older "empty nester" households. 

 Certainty about what anchor projects actually will be provided within the 10.3

central city area and the timeframe in which this will occur will have a 

bearing on the level of demand.  In my opinion, as the level of certainty 

about these matters increases, so too will the underlying demand for 

residential units. 

Proximity to employment 

 One of the key drivers for demand for central city dwellings is their location 10.4

relative to where people work.  The larger the employment centre the 

greater the level of demand.  The share of employment in Christchurch's 

central city is relatively low compared to that of Wellington.  For example, 

organisations based in Wellington’s9 central city employ 45% 

(approximately 100,000 employees) of all people working in greater 

Wellington urban area10.  Central Wellington has approximately 15,000 

central city dwelling units.  In my opinion, the ability of Christchurch’s central 

                                                
9
 Greater Wellington has approximately 10% more people employed than Christchurch City 

10
 Includes wellington, Lower Hutt, Upper Hutt, and Porirua Cities and Kapiti District. 
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city area to recover as a major employment node will impact on the 

underlying demand for central city living. 

 Pre-earthquakes the central city area was one of greater Christchurch’s 10.5

main employment nodes with businesses located in the central city 

accounting for 27% of all people employed in the city and 16% of all 

business units.  The earthquakes had a significant impact on the distribution 

of businesses as they coped with the implications of the damage to property 

and infrastructure.  

 Table 7 below presents the trend in the number of businesses and 10.6

employees in Christchurch city and the central city area between February 

2007 and February 2015. 

Table 7:  Christchurch City and central city employment trends 

 

Date Christchurch City Central City 

 
Number of Units Employees Number of Units Employees 

 
Number % Chge Number % Chge Number % Chge Number % Chge 

2007 37,422 
 

189,700 
 

6,213 
 

51,570 
 

2008 38,040 1.7% 194,570 2.6% 6,141 -1.2% 52,380 1.6% 

2009 38,331 0.8% 189,250 -2.7% 6,132 -0.1% 51,180 -2.3% 

2010 37,845 -1.3% 184,680 -2.4% 5,982 -2.4% 51,210 0.1% 

2011 37,464 -1.0% 184,970 0.2% 5,694 -4.8% 47,290 -7.7% 

2012 36,921 -1.4% 182,910 -1.1% 3,765 -33.9% 27,650 -41.5% 

2013 37,686 2.1% 187,410 2.5% 3,582 -4.9% 28,440 2.9% 

2014 39,495 4.8% 197,220 5.2% 3,696 3.2% 31,190 9.7% 

2015 40,569 2.7% 203,360 3.1% 3,702 0.2% 31,830 2.1% 

Source:  Statistics New Zealand 

 

 The number of people employed in the central city is 38% lower than the 10.7

pre-earthquake levels recorded in February 2010.  Employment levels are 

now 15% higher than the low recorded in February 2012.  

 Prior to the 2010/2011 earthquakes, the CBD core area had approximately 10.8

410,500 square metres of office space of varying quality with a total of 

380,000 square metres of occupied space (source CBRE).  The majority of 

these buildings were damaged.  The profile of the current office stock has 

changed with the repairs and upgrades of surviving buildings and 

construction of new premises.   
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 The cost of providing new space is reflected in higher rents now demanded 10.9

in the CBD core.  There is now 172,400 square metres of occupied space, 

in the CBD core (source CBRE).  This is a reflection of the fewer people 

working in the central city area.  Anecdotal market evidence suggests that 

businesses are slowly continuing to return to the central city.  The supply of 

adequate office space helps create the opportunity.   

Proximity to retail and other amenity 

 Recovery in the range of retail stores and hospitality outlets in the central 10.10

city area will assist in creating an attractive environment.  The proposed 

development of a supermarket in Kilmore Street will also expand the 

offering that is currently available.  The increased amenity and open space 

likely to be provided by various developments in the central city11 in 

conjunction with the redevelopment of the North and East Frame Precinct 

will also assist in attracting residents back to the central city. 

Demographics 

 Prior to the earthquakes Christchurch, like the other main metropolitan 10.11

areas around the country, had a significant number of local and overseas 

students studying in both tertiary institutions and English as a second 

language schools.  Recovery in these student numbers would assist in 

increasing the demand for rental accommodation in the central city. 

 The aging of Christchurch’s demographic profile has implications for the 10.12

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). 

 
 Changes in Christchurch’s demographic profile will influence the nature of 10.13

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

households increase there will be, over time, a shift in the pattern of 

demand to smaller dwellings.  However, demographic trends can take time 

                                                
11

  Examples of developments include the anchor projects which are discussed in the second statement of 
evidence of Don Miskell on behalf of the Crown for the Central City hearing at paragraphs 5.19 to 5.44 and the 
retail developments discussed in the third statement of evidence of Marius Ogg on behalf of the Crown for the 
Central City hearing at paragraphs 8.5 to 8.6.   
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to be reflected in housing demand.  If the key demographic trends 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 which would favour increased demand in the central city12. 

Wider market trends 

 The outlook for the inner city market will be influenced by a number of 10.14

factors in addition to the drivers listed above in this section of my evidence.  

These include the overall performance and trends within the wider greater 

Christchurch market, the relative level of dominance from the Fletcher 

Building projects, the sustainable ongoing demand for central city dwellings 

relative to supply and the willingness of financial institution to lend on the 

purchase of small dwellings in multi-unit buildings. 

 The central city residential market forms part of the overall greater 10.15

Christchurch residential market and will be influenced by its overall 

performance and trends.  Significant progress has been made with the 

residential rebuild in Christchurch City.  Growth in key market indicators 

have either slowed or have started to decline suggesting the market may be 

near the peak of the current cycle.  Table 8 below presents the trend in 

Christchurch City’s quarterly mean residential market rents, stratified 

dwelling sale price, and the number of new residential building consents 

issued. 

Table 8:  Key residential market statistics 

 

3 Months  Mean Weekly Rents Mean Sale Prices 
Number of New 

Consents 

Ended Rent 
% 

Change 
Sale 
Price 

% 
Change 

Number 
% 

Change 

Sep-09 $272 
 

$334,000 
 

343 
 

Sep-10 $276 1% $341,400 2% 336 -2% 

Sep-11 $293 6% $368,600 8% 325 -3% 

Sep-12 $325 11% $391,500 6% 452 39% 

Sep-13 $357 10% $429,900 10% 725 60% 

Sep-14 $388 9% $462,100 7% 1,031 42% 

Sep-15 $373 -4% $485,900 5% 1,139 10% 

Source:  MBIE, REINZ and Statistics New Zealand 

 

                                                
12

 These trends are consistent with the provision of housing choice as noted in paragraphs 289 to 291 of Decision 
10 Residential of the Independent Hearings Panel – Christchurch Replacement District Plan. 
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 The increase in construction activity has continued to erode the housing 10.16

shortfall relative to overall market demand.  Falls in the mean rents suggest 

the price pressures in rental market have eased whilst the rate of growth in 

house sale prices has slowed significantly from the peak in 2013.  The rate 

at which consents are issued has also slowed.  These statistics suggest the 

market may be nearing its peak.  If the market continues to build dwellings 

at its current pace there is a chance the market pressures on sale prices 

and rents will continue to ease which could have a negative impact on the 

overall level of demand for new units in the central city. 

 The scale and number of dwellings to be developed within Fletcher 10.17

Building’s three key projects will absorb a significant proportion of the 

demand for units within the central city.  Feedback from developers 

suggests they are likely to be cautious about committing to further 

development projects whilst these properties are being developed.  The 

North and East Frame Precinct project in particular is likely to shift the focus 

of development activity from the northern sector of the central city across to 

the eastern sector. 

 There are a large number of factors influencing the underlying demand and 10.18

hence the market outlook such as the affordability of units relative to 

household incomes, higher risks associated with buying into a new and to 

some extent unproven market, the preference of a proportion of the market 

to buy completed units rather than off the plans in new developments, the 

lack of quality public schools, past preferences for suburban style dwellings, 

and the range of housing choices available in the balance of greater 

Christchurch, which provide potential purchasers with a range of 

alternatives. 

  A number of factors may impact the speed at which the market develops 10.19

and these include: 

 In a number of cases it appears that land owners are in no hurry to (a)

develop their vacant sites and are effectively land banking them.  

 It is more straight forward to develop greenfield sites than redevelop (b)

sites in the central city.  Central city development is harder because of 

the complexity of managing construction in an existing urban 

environment. 
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 The development feasibility does not always generate a profit which (c)

fully reflects the risks involved in multi-unit projects.  

 The fragmented ownership structure combined with the existing site (d)

shapes and small sizes creates additional challenges in trying to 

develop a quality price effective product and limits developers’ 

economies of scale. 

Demand 

 The growth in demand is likely to come from both a mixture of investors, 10.20

purchasing units for rental yield and capital gain, and owner occupiers.  The 

specifications and location preferences for these two key subgroups will 

vary.  Investors are likely to focus on price rental yield relationships and 

consequently have greater demand for small units with a preference for 

areas with lower land value.  Owner occupiers are likely to have greater 

demand for larger units with higher specifications and car parking 

requirements than investors.  They are likely to be focused on the north 

western area of the central city because of its greater levels of amenity.  

However, the North and East Frame Precinct project may alter the future 

pattern of demand. 

 Prior to the 2010/2011 earthquakes the ten year annual average number of 10.21

new residential consents in the central city was 72 dwelling units.  The 

annual average increase in the number of occupied dwellings between the 

2001 and 2006 census was 47 (or 1.4% per annum).  These historical 

statistics imply annual growth between 50 and 75 units per annum. 

 Statistics New Zealand’s latest population projections imply the number of 10.22

people living in the central city will increase by 4,750 between 2013 and 

2023 which equates to an average increase in the number of households of 

205 per annum or 2,050 over the ten year period.  A significant proportion 

of this increase will reflect pent up demand as construction activity replaces 

uninhabitable dwellings in the existing stock.  The number of occupied 

dwellings fell by approximately 1,300 post-earthquakes.  This suggests that 

once this demand has been met the actual underlying demand will come 

from an additional 75 households13 per annum. 

                                                
13

 2,050 projected increase in the number of households less the 1,300 dwellings lost in the 
earthquake equals 750 growth in underlying demand over the 10 years from 2013 to 2023 or 75 
households per annum. 
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 These levels of demand reflect a growing market and a continuation of the 10.23

central city’s past relationship with the wider Christchurch market.  Provided 

there is not a significant downward adjustment in the overall residential 

market in the city due to over-supply, completion of the proposed anchor 

projects together with the ongoing improvement of the central city 

environment may increase the annual level of sustainable growth from the 

past levels of 50 to 75 units per annum. 

Finance 

 Banking lending criteria on multi-unit dwellings have varied significantly in 10.24

the past.  Minimum deposit levels have varied significantly for units with 

smaller floor areas.  This could impact on some purchasers looking to buy 

smaller units and reduce the overall level of demand.  For example, if a 

lending institution required a minimum of 60% equity from a purchaser 

buying a small apartment compared to 80% on a dwelling outside the 

central city the pool of potential purchasers in the central city is likely to be 

smaller. 

 ROLE OF THE CENTRAL CITY PROPOSAL IN THE CENTRAL CITY 11.

HOUSING MARKET 

 In section 9 of my first statement of evidence, I discussed the role of the 11.1

Replacement Plan in the Christchurch housing market, and noted the 

opportunity it provides to set the strategy around future development of the 

city's housing market by ensuring there is sufficient development capacity, 

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. 

 My comments in section 9 equally apply to the central city, although in 11.2

summary I consider that the Replacement Plan must: 

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

costs on developers.  Consenting processes should be streamlined 

and simplified as much as possible.  

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

encourage innovative design.  Christchurch's changing demographic 

profile reflects a trend towards a greater demand for smaller 
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dwellings with fewer bedrooms and with an increased proportion of 

multi-unit dwellings. 

 Ensure the infrastructure (water, storm water, waste water, roading (c)

and public transport) required to enable the redevelopment of sites 

in the central city is appropriate.      

 Enable an increase in the supply of housing by ensuring there is (d)

sufficient development capacity (ideally, a minimum of 5 years’ 

worth of readily developable land) and 20 years or more total 

capacity in the central city with the uptake regularly monitored and 

additional capacity added as potential supply is used.   

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

example flooding or unstable ground) protecting the community from 

these long term risks.  

Strategic Directions Objective 3.3.8 

 I have reviewed the latest version of Strategic Directions Objective 3.3.8 11.3

dated 16 December 2016.  The amendments to Strategic Directions 

Objective 3.3.8 provide for a minimum of 5,000 additional households in the 

Central City by 2028.  In my opinion this is a good aspirational goal and 

there would appear to be sufficient theoretical development capacity to 

accommodate these units.  Whether this is achieved will depend on a 

number of factors which I discuss above, including the underlying demand 

from purchasers and the economic feasibility of redeveloping sites for 

residential use. 

 CONCLUSION 12.

 Christchurch’s central city will offer a significantly different living 12.1

environment once the rebuild has been completed.  The anchor projects 

and the proposed public amenities within the central city will provide a 

modern urban space in which people can live and work.  However, there is 

a degree of uncertainty associated with the speed at which the key public 

projects will be completed, the rate at which businesses will relocate to the 

central city business area and the strength of the underlying demand for 

residential units. 
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 Christchurch’s central city residential market will grow in size and diversity 12.2

over the next decade.  The rate at which it expands and replaces the stock 

lost in the 2010/2011 earthquakes will be influenced by a number of factors 

including the rate at which amenity is provided and anchor projects are 

developed.  Prior to the earthquakes estimates in the underlying growth in 

demand varied between 50 and 75 units per annum.  Fletcher Building’s 

North and East Frame Precinct project could provide between 75 and 100 

units per annum.  Consequently, developers active in the market today are 

being cautious about committing to additional projects and will want to 

achieve significant sales off the plans before commencing construction.  

 

Ian Eric Mitchell 

14 January 2016 
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Appendix One:  Central city residential development activity 

 

Development/ 
Address 

Address Developer 
Number of Units 

(% sold) 
Configuration 

Expected 
Completion Date 

Comment 

Completed        

282 Madras St Leicester Apmts 4 Ave Ppty Group 43 (100%) Low rise apmts 2015 2 bdrm units with furniture package priced $405,000 to $440,000 
277 Kilmore 277 Kilmore St Mike McKesson 10 (50%) Low rise apmts 2015 2 and 3 bedroom units priced between $450,000 and $500,000 
Dorset Apmts 110 Park Terrace DGM Group 6 (83%) Low rise Apmts 2015 Three and four bedroom units priced from $1.4m to $1.7 m 
Stalla Apartments 399 Manchester 

St 
Legacy Property 26  (100%) Low rise Apmts 2015 One and two bdrm units priced from $270,000 to $470,000 

   85     

Under Constriction        

Origin Living 9 Bangor St Stonewood 
homes 

22 (86%) Low rise apmts 2015-2016 Nearing completion – Units priced from $425,000 to $540,000 

Kilmore Mews 259 Kilmore St Virture Group 17 (100%) Terraced houses 2015-2016 Project nearing completion.  Units priced $460,000 and $520,000 
Preston’s 
Worchester 

194 Worcester St Rockwell Group 30  (90%) Apartments Mid 2016 A 30 unit development with prices from $280,000 to $480,000 

Colombo Street 350 Colombo St Fletcher Building 69 (0%) Apmts & Terraced 2016 20% of units to cost $450,000 or less 
Bealey Apartments 118 Bealey Ave Arcus Ppty Ltd 24 (100%) Low rise apmts 2015 Nearing completion - 1 & 2 bdrm units priced $335,000 to $450,000 
Rakaia Apmts 50 Kilmore St DGM Group 15 (87%) Apmts 2016 One & two bedroom units ranging in price $440,000 to $900,000 

   177     

Proposed        

Preston’s Central 272 Barbados St Rockwell Group 22 (60%) Low rise apmts Late 2016 Units for sale off the plans priced from $280,000 to $530,000 
10 Wells St 10 Wells St Fletcher Building 114 (0%) Apmts & Terraced 2016 20% of units to cost $450,000 or less 
North & East Frame 
Project 

North  & Eastern 
Frame 

Fletcher Building 750+   Mid 2020s First units available in 2017 

Verve Precinct 52 Peterborough 
St 

Chch Ppty 
Projects 

63 Unknown  Mid 2017 1, 2 , & 3 bedroom units priced from $399,000 to $900,000 

West Kilmore 52 Kilmore St DGM Group 35 (15%) Med rise apmts 2017/18 For sale of the plans –1, 2, & 3 bdrm units $540,000 to $1.2 m 
Stage 3 Kilmore 54 Kilmore DGM Group 8 (0%) Low rise apmts unknown Construction will be contingent on the successful completion and 

sale of units in West Kilmore Apartments 

   992     

On Hold        

Breathe Urban 
Village 

      Demonstration project as per Chch central recovery plan however 
the developer has been unable to proceed.   

Cranmer Sq Apmts 6 Cranmer Square DGM Group     Developer unable to achieve required level of sales. 

 


