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1. INTRODUCTION 

 

1.1 My full name is William Blake.  I hold the position of Director of 

Valuations and Research at Knight Frank.  I have been in this position 

for over 10 years. 

 

1.2 I am a Registered Valuer, Associate of the New Zealand Institute of 

Valuers, and Fellow of the Property Institute of New Zealand.  I was 

registered as a valuer in 1979 and have been in continuous practice 

as a registered valuer since that time.  I have approximately 38 years' 

experience in the valuation profession, having worked in the public 

sector in Dunedin, Wellington and Auckland, and have been in 

practice as a registered valuer in private practice in Christchurch 

since 1987.  I have undertaken numerous valuations of residential, 

commercial and industrial properties, and supervised the Knight 

Frank Christchurch Valuation team. 

 

1.3 I have been instructed by the Christchurch City Council (Council) to 

provide evidence in relation to the likelihood of properties in various 

locations notified with a Residential Medium Density (RMD) zone, to 

be developed for such housing.  I have been asked to comment on 

how effective re-zoning is likely to be in bringing about land use 

changes within the foreseeable future.  I have taken this to be a 

period of 10 years. 

 

1.4 I have been provided with plans that detail the areas of properties 

proposed to be rezoned for RMD through this Proposal (notified 

RMD).   

 

1.5 I confirm that I have read the Code of Conduct for Expert Witnesses 

contained in the Environment Court Practice Note 2014 and that I 

agree to comply with it. I confirm that I have considered all the 

material facts that I am aware of that might alter or detract from the 

opinions that I express, and that this evidence is within my area of 

expertise, except where I state that I am relying on the evidence of 

another person.   
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1.6 I am have read the following evidence which was provided in the 

Stage 1 Residential hearing that attempts to predict the amount of 

land available for development as medium density housing, through 

consideration of rates of turnover, age of buildings, and the ratio of 

land value to market value, with reference to existing Rating 

Valuations:  

 

(a) statement of evidence by Mr John Schellekens on behalf of 

the Crown, dated 20 March 2016; 

(b) statement of evidence of Mr Mark Sutherland Teesdale on 

behalf of the Council and the Crown, dated 11 March 2016; 

and   

(c) statement of evidence and rebuttal evidence of Dr James 

Douglas Marshall Fairgray on behalf of the Council, dated 

11 and 25 March 2015, respectively. 

 

1.7 The other key document I have used in forming my opinions while 

preparing this brief of evidence are plans of the Proposed RMD areas 

showing details about building age, numbers of rating units in each 

parcel, section sizes and rating valuations which were provided to me 

by the Council. 

 

2. SCOPE 

 

2.1 In my evidence, I make some broad observations concerning the 

factors that will determine whether individual properties are available 

for medium density development, and also comment more specifically 

about the various properties identified.   

 

3. EXECUTIVE SUMMARY  

 

3.1 The notified RMD zone includes areas that are substantially 

developed with existing housing, which has remaining economic life.  

Most of the notified areas contain houses or flats that represent the 

highest and best use of the land, to the extent that I believe it is very 

unlikely that they would be purchased for redevelopment.  The likely 

end prices of developed new housing units would not justify sacrifice 

of the existing improvements.   
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3.2 In my view, the areas most likely to be developed in the short to 

medium term include parts of Linwood and Papanui.  In other notified 

areas, I believe there will be very limited prospects of intensive 

redevelopment, under normal market conditions. 

 

4. POTENTIAL FOR MEDIUM DENSITY DEVELOPMENT 

 

4.1 My observations about the factors that will determine whether 

individual properties are available for medium density development 

have been based on roadside inspection, together with published 

data about individual properties including Rating Valuations, section 

sizes and building floor areas.  I have ranked each locality reflecting 

my view of likelihood that individual properties will cross the threshold 

of being economic to develop with multi-unit housing.  The factors 

that influence my opinions include:  

 

(a) apparent quality of existing improvements (age being a 

consideration but not an absolute determinant). This 

includes recent upgrading such as reroofing, new glazing 

and landscaping; 

 

(b) section size relative to existing structures (potential for infill); 

 

(c) section shape and multiple frontages; 

 

(d) physical features that might inhibit development such as 

creeks and drains, and potential heritage trees; 

 

(e) nature of ownership – separate freehold being more likely to 

become available compared to cross lease or unit titles 

requiring multiple owner co –operation; and 

 

(f) perceived popularity of the location for low density housing, 

relative to medium to high density housing. 
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4.2 In commenting about the prospect of properties being made available 

to the market for potential redevelopment, I make the following 

observations: 

 

(a) Individual property owners have control as to whether they 

retain or sell their property.  Many residents locate to 

specific properties to establish a home, for non-financial 

reasons.  They become established, perhaps have families, 

form connections in the neighbourhood and remain 

comfortable in their environment.  Financial gain through 

property ownership is not necessarily an important 

consideration.  Such home owners are unlikely to be 

motivated by the prospect of financial gain through disposal 

of their home. 

 

(b) Many home owners have made considerable investment in 

improving their properties, with various forms of upgrading, 

possibly earthquake related, to the extent that the age of the 

building per se is unlikely to be a reliable indicator of the 

land being ripe for redevelopment. 

 

(c) Land values are a function of perceived desirability of a 

location.  The desirability of a particular location, and 

correspondingly the land value, is determined by a host of 

factors including such considerations as the general 

appearance and quality of surrounding properties, proximity 

to amenities and the City Centre, and perceived desirability 

established over time.  Zoning, and the subsequent potential 

for variable density of development is one consideration, but 

the zoning in itself does not create value.  Some of 

Christchurch’s highest valued residential land is in locations 

where low density development is permitted. 

 

4.3 Developers will be motivated to acquire sites for redevelopment if an 

economic case can be made to justify the required investment.  This 

will involve the estimated sale prices for completed dwelling units, the 

costs of construction, and a reasonable margin.  The price a 
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developer can afford to pay for bare land will be a function of these 

elements.  

 

4.4 The price determined for an individual property, when offered to the 

market, will be a measure of its "highest and best" use, in economic 

terms.  That may be for redevelopment, but also for retention as a 

single family home. 

 

4.5 The more desirable the locality, the more likely the land and property 

values will be higher, and consequently the outlay for a developer is 

also higher.  Profit motivated developers are only likely to be enticed 

into new construction if there is a reasonable margin in the proposed 

development.  This will be a function of the costs of acquisition of 

land, costs of construction, and the expected sale prices of completed 

new residential units.   

 

4.6 Redevelopment is only likely to occur where the end prices for 

completed residential units reach a threshold price that justifies 

sacrifice of existing improvements.  The vast majority of the existing 

properties in the identified RMD zones contain existing residences 

that have a significant remaining economic and physical life. 

 
4.7 There are very few existing vacant sections, or properties with 

buildings in a dilapidated state in the identified RMD areas  

 

4.8 This means a profit driven developer would in most cases need to 

purchase an existing residence, incur cost of demolition, to arrive at 

an effective land price. 

 

4.9 By way of example, a modest family bungalow in Hornby may have a 

value of $450,000.  The cost to demolish the existing dwelling would 

be approximately $25,000.  A typical site is around 600 m
2
. 

 
4.10 This means that the effective land price, if purchased for 

redevelopment, would be equivalent to $792 /m
2
.  A land cost of 

$792 /m
2 

is high for bare land in Hornby and is the equivalent to the 

cost of bare land in parts of Fendalton and Merivale.  
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4.11 It is unlikely that the end prices of developed units in Hornby would 

match the price level of Fendalton or Merivale.  Therefore, the highest 

and best use of the above example would remain as a single family 

home. 

 

4.12 Comprehensive development is more than individual piecemeal site 

redevelopment.  This is more likely to occur where there are large 

parcels of land available to be developed, of sufficient scale to create 

a neighbourhood feel and gain economies of scale from a building 

perspective.  In my observation, there are very few large sites in the 

notified areas, which means that amalgamation of individual titles 

would be necessary for this type of development.  This is likely to be 

problematic if individual home owners are required to be encouraged 

into a co -operative development. 

 

4.13 I have viewed the various properties identified in the RMD areas, from 

the roadside, and combined that with details such as building age and 

rating values on the plans supplied to me by Ms Sarah Oliver.
1
  I have 

given each property a ranking, according to my impression as to the 

likelihood of it being available to the market in the short to medium 

term, using an arbitrary 5 grade system ranging from very highly likely 

to be available for redevelopment to very unlikely.  My grading system 

was as follows: 

 

Likelihood of redevelopment Scale 

Very likely 1 

Likely 2 

Moderately Likely 3 

Unlikely  4 

Very unlikely 5 

 

 

4.14 To illustrate, I provide some examples of notional property types 

below, and my view as to the likelihood of them being made available 

of redevelopment: 

 

                                                   
1
  These plans had the sub areas identified and show rating values, section sizes and age of building as 

before or after 1960. I understand this information is sourced from the rating roll which was last revised in 
2013. 
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(a) Well-proportioned large (over 1000 m
2
) site with no buildings 

- very likely. 

 

(b) Well-proportioned medium size site with aged dwelling in a 

run-down condition – moderate to very likely.   

 

(c) Well maintained family bungalow, 50-60 years old, on an 

average sized street amongst a group of similar residences 

– very unlikely. 

 

(d) Modern ownership unit in a group development – very 

unlikely. 

 
4.15 There are a large number of property types, and no practical means 

of deciding on the likeliness of availability for development using a 

simple list of criteria such as building age or section size. 

 

4.16 Another example might be a 100 year old villa type home that has 

had substantial upgrading, on a well-proportioned large site, 

traversed by a creek.  This property might be regarded as being very 

unlikely to be available for development, given the quality of the 

improvements, and extra costs associated with building on a creek 

affected site.   

 

4.17 I accept that my ranking system is very much a matter of professional 

judgment, and there will be a margin of error as it has not been 

possible to closely inspect each property in detail.  Nevertheless I 

believe these observations provide some general indications of the 

practical reality of properties being available for development for 

medium density housing in the foreseeable future.  

 

4.18 In the following sections, I summarise my opinions as to the likelihood 

of properties being made available for medium density development 

in each of the areas notified by the Council. 

 

5. HORNBY 

 

5.1 Most of Hornby is characterised by single dwellings on standard size 

sites of 600-700 m
2
, built from the 1950s with some more modern 
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ownership units.  Any properties likely to be suitable for 

redevelopment will be isolated, possibly with the exception of the 

Aymes Road area where there are a few larger sites. 

 

5.2 The notified areas of Hornby are: Hornby North West, Hornby West, 

Hornby South East, and Hornby South (Isolated parcels).  I discuss 

each sub area below. 

 

 Hornby North West 

 

5.3 Nearly all of the properties in Hornby North West are single dwellings 

on 600-700 m
2
 sections.  The dwellings were mostly built in the 1950s 

and 1960s; many appear to be state or ex-state homes and are 

generally in reasonable repair.  The neighbourhood is fairly uniform in 

terms of housing type and value range.   

 

5.4 There are no large sites that would be obvious candidates for multi-

unit redevelopment and site aggregation would be necessary.  House 

price levels and land values are modest compared to most of 

Christchurch.  Consequently, all of these properties fell within 

category 5 of my scale and are very unlikely to redevelop. 

 

 Hornby West 

 

5.5 Hornby West is similar to Hornby North West with most houses 

apparently built in the 1960s and 1970s.  Consequently, in my opinion 

nearly all are very unlikely to be redeveloped. 

 

 Hornby South East 

 

5.6 This sub area includes Amyes Road where there are several 

subdivided sites that have been redeveloped since the original 1950s 

and 1960s housing and are therefore intensified to a degree already. 

Some of this housing is modern.  There are also several sites of 

larger proportion (over 900 m
2
) that are more likely to become viable 

for redevelopment including infill type development.  For this reason, I 

consider this part of the Hornby suburb to be more likely to be 

redeveloped than the other identified areas. 
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 Hornby South (isolated parcels) 

 

5.7 This area includes a small number of properties in Brynley Street. 

Several are 1960s and 1970s built ownership units already providing 

housing at a higher density than single detached homes.  They 

appear in sound condition.  There are also two 1950s bungalows on 

standard size sites also in reasonable condition.  Therefore, in my 

opinion, most of these properties are unlikely to be available for 

redevelopment. 

 

Table 1: Results for Hornby 

 

Likelihood of 
redevelopment / Scale 

Number of properties Percentage 

Hornby South Isolated Parcels 

1 - Very likely  0 0% 

2 - Likely  0 0% 

3 - Moderately likely  3 30% 

4 - Unlikely  2 20% 

5 - Very unlikely  5 50% 

Hornby West 

1 - Very likely  0 0% 

2 - Likely  0 0% 

3 - Moderately likely  0 0% 

4 - Unlikely  1 6% 

5 - Very unlikely  17 94% 

Hornby South East 

1 - Very likely  4 6% 

2 - Likely  5 8% 

3 - Moderately likely  6 10% 

4 - Unlikely  30 48% 

5 - Very unlikely  17 27% 

 

 

6. PAPANUI 

 

6.1 Papanui includes quite diverse housing centred around Papanui 

Road and Main North Road. Property values and popularity vary 

greatly with the southern areas featuring some attractive 

neighbourhoods with generally well maintained character type 

housing through to more modest types to the north.  
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6.2 The notified sub areas are Papanui South West, Papanui North, and 

Papanui South East.  I comment on each sub areas as follows. 

 

Papanui South West 

 

6.3 This area includes St James Avenue and Windermere Road which 

feature mostly pre-war character style bungalows in mixed condition. 

Section sizes vary with some over 1000 m
2
.  There are also many 

recently subdivided sites and more modern houses and units.  

 

6.4 The locality is popular with land values relatively high.  Larger sites 

with older modest houses are reasonably likely to become available 

for redevelopment, compared to modern dwellings on small sites.  

Therefore, there is some potential for medium density development in 

Papanui South West.  

 

Papanui North 

 

6.5 Papanui North includes Appollo Place, Shearer Avenue and Meadow 

Street, which contain relatively modern single homes and units on 

small sites.  These streets do not contain sites suitable for 

redevelopment. 

 

6.6 Main North Road contains some older housing and a few larger sites 

that are likely to be suitable for redevelopment.  The Vagues Road 

area to the north has one large (4595 m
2
) site and a few older homes 

in a run-down condition that are likely to be suitable for 

redevelopment, as well as several modern dwellings on smaller sites 

that are unsuitable.  Therefore, in my view, some medium density 

development could occur in this area. 
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Papanui South East 

 

6.7 The Papanui South East area is popular with relatively high land and 

house prices.  It is fairly close to Merivale which contains some of 

Christchurch’s most expensive housing and land.  Many of the 

properties contain older but refurbished character style homes, on 

sites larger than 800 m
2
.  

 

6.8 Depending on the size and condition of the house, I consider that 

these sites are reasonably likely to become available for 

redevelopment.  Several are compromised to a degree by streams 

and drains.   

 

6.9 There are also several near new homes, recently subdivided smaller 

sites and units, and single family homes that have had substantial 

renovation.  These are unlikely to be available for redevelopment. 

 

Table 2: Results for Papanui 

 

Likelihood of 
redevelopment / Scale 

Number of properties Percentage 

Papanui South West 

1 - Very likely  6 4% 

2 - Likely  4 3% 

3 - Moderately likely  67 43% 

4 - Unlikely  20 13% 

5 - Very unlikely  58 37% 

Papanui North 

1 - Very likely  7 4% 

2 - Likely  18 11% 

3 - Moderately likely  28 17% 

4 - Unlikely  23 14% 

5 - Very unlikely  89 54% 

Papanui South East 

1 - Very likely  1 1% 

2 - Likely  4 2% 

3 - Moderately likely  104 55% 

4 - Unlikely  43 23% 

5 - Very unlikely  36 19% 
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7. LINWOOD 

 

7.1 Linwood contains some of Christchurch’s earlier housing as well as 

more modern (post 1960s) residences particularly to the north. 

 

7.2 The notified sub areas are Linwood East, Linwood North, Linwood 

West and Linwood South.  

 

7.3 Much of the Western area has been redeveloped over the years with 

ownership flat or infill housing which is already at a medium density 

level compared to single detached dwellings.  In my view, the West 

and South areas are the most likely to be redeveloped due to age and 

condition of existing houses, and number of large sites (over 800 m
2
).  

 

7.4 I provide further comment on the sub areas below: 

 

Linwood East 

 

7.5 Linwood East features mostly state or ex-state houses, including 

some duplex style.  Most sites are 600-700 m
2
.  Land and house 

prices are relatively modest reflecting perceived desirability of the 

neighbourhood.  There are also large numbers of post 1960 

bungalows generally in good condition on sites 500- 700 m
2
.  In my 

opinion, these have substantial remaining economic life and are 

unlikely to be available for redevelopment. 

 

 

Linwood North 

 

7.6 Linwood North includes the Pauline Street area which contains nearly 

all 1960s or later single family homes mostly in good condition.  Most 

sites are 600-700 m
2
, with several large rear sites.  The quality of this 

housing is such that remaining economic life in my view means that 

no properties are likely to become available for redevelopment. 

 

7.7 The rest of the Linwood North area between Buckleys Road and 

Worcester Street contains older pre-WW2 houses, mostly on sites 

600-700 m
2
.  Many are relatively narrow (less than 15 m wide) which 
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can make redevelopment more challenging.  There are also a number 

of relatively new homes built behind existing residences as infill 

development.  The apparent condition of many of the older houses is 

variable.  Overall, I consider there are reasonable prospects of some 

redevelopment due to the quality of some of the existing housing  

 

Linwood West 

 

7.8 Linwood West includes highly variable property types ranging from 

early villas and bungalows through to modern units.  There has been 

reasonably extensive infill housing and construction of relatively 

modern houses and flats. Section sizes are also variable including 

some over 900 m
2
.   

 

7.9 This area also includes a petrol station, motels and a substation 

building.  There are several sites with relatively poor condition 

existing buildings, vacant sites and large sites.  Consequently, some 

redevelopment is reasonably likely, interspersed between existing 

modern units and infill type housing 

 

Linwood South  

 

7.10 Linwood South is similar to Linwood North in terms of housing types 

and section sizes, although there is probably more modern housing 

such as that in Bonar Place which contains 1970s bungalows in good 

condition.  There are a few larger sites in Mackworth Street that 

would likely be available for redevelopment.  Again, there has been a 

fair amount of infill housing already.   

 

Table 3: Results for Linwood 

 

Likelihood of 
redevelopment / Scale 

Number of properties Percentage 

Linwood East 

1 - Very likely    

2 - Likely    

3 - Moderately likely    

4 - Unlikely  165 100% 

5 - Very unlikely    
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Likelihood of 
redevelopment / Scale 

Number of properties Percentage 

Linwood West 

1 - Very likely  15 5% 

2 - Likely  29 9% 

3 - Moderately likely  80 25% 

4 - Unlikely  57 17% 

5 - Very unlikely  145 44% 

Linwood South 

1 - Very likely  6 4% 

2 - Likely  8 6% 

3 - Moderately likely  54 40% 

4 - Unlikely  2 1% 

5 - Very unlikely  64 48% 

Linwood North (Pauline St area) 

1 - Very likely    

2 - Likely    

3 - Moderately likely    

4 - Unlikely  95 100% 

5 - Very unlikely    

Linwood North (remaining areas) 

1 - Very likely  6 3% 

2 - Likely  12 7% 

3 - Moderately likely  101 55% 

4 - Unlikely  8 4% 

5 - Very unlikely  56 31% 

 

 

 

 

 

 

William Blake 

8 June 2016 

 

 


