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From: Craig Friedel [maiIto:C.Friedel@harrisongrierson.com]
Sent: 14 October 2020 13:20
To: Mark Brown
Subject: RE: GCP density analysis - Action 3 - Development sector insights

Hi again,
Sorry I forgot to reference the following draft Recommendation that we're considering for inclusion in the
report:

RECOMMENDATION 5: STATUTORY PLANNING - SCHEDULE 1 PROCESSES
The 12hh/ha minimum net densities identified in Our SPACE Policy 9.b should be applied when considering
proposed district plans and private plan changes under the Schedule 1 process until the balance of the
recommendations of this report have been implemented.

Hopefully this provides a degree of certainty that the report findings won't influence the processing of
private plan changes that are currently being assessed under Schedule 1.
Regards
Craig

HC*
CRAIG FRIEDEL
Senior Planner
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From: Craig Friedel
Sent: Wednesday, 14 October 2020 10:29 AM
To: Mark Brown <mark.brown@dls.co.nz>
Subject: RE: GCP density analysis - Action 3 - Development sector insights

Hi Marls,
Thanks for your time on Monday, which was really useful in confirming some of the issues facing the
development sector.
As I mentioned, please find attached a copy of the working draft Executive Summary, Recommendations
and Conclusions. We are waiting for comments from GCP and are still gathering insights from the
stakeholders (development sector, CDHB and MKT) that may highlight some further research or insights
that could result in changes.
The following is the summary of our discussion that we are proposing to include in the Technical report.
Can you confirm that you and your client are comfortable with this summary, or outline where you would
like changes to be made?
Davie Lovell-Smith on behalf of R D Hughes Developments
• Identified that the need to comply with the minimum net densities is disproportion ality influenced by stormwater
requirements, where locations that manage discharges to ground have higher yields in comparison to areas that
utilise on-site attenuation as stormwater is excluded from the calculation e.g. 10ha to ground is likely to yield 150
lots while a 10hha GPA with 2ha of stormwater yielding 120 lots.
• Front building setbacks remove a relatively large area of the site that unnecessarily limits the amount of
developable land that is available when densities increase.
• Confirmation that there are frustrations being experienced with the administration of the RMA, including
inconsistencies in interpreting rules that are contributing to frustrating delays, and costs to address subjective
queries through what are often adversarial processes.
• Outline development plans need to incorporate multi-disciplinary input from the outset to ensure they are fit for
purpose as urban-design lead processes often fail to account for the fundamental aspects of land development.
For example, ensuring that contours are identified as the fall of the land influences where roads, services,
stormwater treatment facilities and open space is located on 'greenfield'sites.
• Considered that Government intervention rather than council/private sector partnerships is needed to incentive
affordable social housing.
• Confirmed that the demand for duplex and terraced housing fluctuates but is typically not as sought after as
single level standalone dwellings. Flexibility in the minimum net density policies and rules is needed to enable
developers to be able to respond quickly to changes that are constantly occurring in the property sector.
• Requested that the appropriateness of the housing densities identified in private plan changes based on the
12hh/ha minimum net densities set out in Action 3 of Our SPACE should be considered under the Schedule 1. This
is because the evidence, which includes the preparation outline development plans and subdivision controls, have
determined the appropriate densities as a component part of the private plan change request.

Regards
Craig
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From: Craig Friedel
Sent: Monday, 12 October 202011:09 AM

To: Mark Brown <mark. brown (cDdls.co.nz>
Subject: RE: GCP density analysis - Action 3 Development sector insights
Hi Mark,
I thought it would be useful to briefly outline some points to discuss this afternoon.
Findings and initial recommendations
The submission points you and other developers made on the Our SPACE process have informed our
analysis to date (along with uptake analysis, case study analysis and research).
The density report recommends that an increase in the minimum net densities in the Future Development
Areas (from 12hh/ha to 15hh/ha) to meet the longer term holding demand profile is really only workable
if the council's invest in:
1.
2.
3.
4.

Spatial planning
Placemaking
Partnerships, including with the development sector
Funding to incentivise nodes of higher density development in proximity to local and
neighbourhood centres

Conversely, a single lever increase in the densities will not achieve the desired outcomes, and make it more
difficult for the market to provide quality housing that is affordable.
Faringdon case study
We reviewed seven greenfield priority areas, four in Greater Christchurch and one each in Tauranga,
Hamilton and Auckland, across the 10hh/ha to 16hh/ha range to gauge any changes in liveability
outcomes. In general, the findings are that the quality of developments do not decrease across this
spectrum, the market is satisfying current market demand and there's no evidence of an optimal tipping
point. A key finding is the price of the typical three-four bedroom standalone home with a double garage
in all locations: $ 500K Greater Christchurch, $ 750K Tauranga and Hamilton and $1M Auckland.
I've attached the Faringdon case study and would be interested in your thoughts on whether the data is
accurate. Interestingly, Faringdon contains one of the highest proportional amounts of higher density
housing (9.5% duplex and 3.9% multi-units) of all the case studies (which had an average of 6%
duplex/multi units) even though the 12.8hh/ha density is in the mid-range. In comparison Spring Grove,
Belfast has 100% standalone at 16.7hh/ha.
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Private plan changes
I'm aware that RD Hughes have a private plan change lodged with council that has been accepted for
processing under the Schedule 1 process. The spatial planning identified in the density report
recommendation has therefore been undertaken through the AEE and ODP preparation. This context
hasn't been touched on in the technical report, but it probably should be to ensure the recommendations
and research doesn't unnecessarily hinder the PC64 process.
Anyway, I look forward to discussing these points further.
Cheers
Craig

HC
CRAIG FRIEDEL
Senior Planner
Associate
Level 1. 2degrees House

351 Lincoln Road, Addington, Christchurch 8024
PO Box 4283, Christchurch 8140
M +64 21 575 607 D +64 3 4216183 P +64 3 962 9770
HARRISON
GRMRSON.
Q

®0
All our emails and attachments are subject to conditions.

From: Mark Brown <mark.brown@dls.co.nz>
Sent: Tuesday, 6 October 2020 3:26 PM
To: Craig Friedel <C.Friedel@harrisongrierson.com>
Subject: Re: GCP density analysis - Action 3 - Development sector insights
Hi Craig
I've just confirmed a meeting with Douglas Marshall at SDC for 1.30. If you're out there can we work around this
time ?
Cheers
Sent from my Whone

On

6/10/2020, at 3:23

PM, Craig Friedel <C.Friedel(cDharrisongrierson.com> wrote:

Hi Marls,
Thanks for getting back to me and appreciate you making yourself available for a catchup.
I'll send through a meeting request for Monday, but please feel free to amend this day/time
if it doesn't suit.
Cheers
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From: Mark Brown <mark.brown(@dls.co.nz>
Sent: Tuesday, 6 October 2020 12:42 PM
To: Craig Friedel <C.Friedel(o)harrisongrierson.com >
Subject: Re: GCP density analysis - Action 3 - Development sector insights
Hi Craig
Happy to catch up and discuss. Monday or Thursday next week would work best. Hope that suits ?
Cheers
Mark
Sent from my iPhone

On 5/10/2020, at 1:47 PM, Craig Friedel <C.Friedel@harrisongrierson.com > wrote:

Hi Mark,
I hope you're well and it feels like a while since we've caught up.
I understand that Ben Rhodes at SDC may have mentioned that we are
preparing a technical report for the Greater Christchurch Partnership to
address Action 3 of the Our SPACE (evidence to support any increases in the
minimum net densities in the 'Future Development Areas').
I am reaching out to gauge your interest and availability to discuss the
findings of the research so far, and to incorporate your thoughts on the
recommendations as a development sector representative. The reasons that I
have approached you are that we met previously to discuss the implications
of increasing the minimum net 'greenfield' densities (beyond 10hh/ha as part
of the Housing Development Capacity Assessment PB5 engagement) and your
submission points on Our SPACE have been useful in establishing the
impacts any increases would have on market feasibility. Hughes
Developments have also been a significant 'greenfield' developer in the
Greater Christchurch market for a long time.
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I would appreciate the opportunity to catch up with you and/or a
representative from Hughes Developments for an hour or so at a time that is
convenient, but ideally within the next week if that is workable.
Please feel free to give me a call or reply by email.
Regards
Craig
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