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1. INTRODUCTION 

1.1 My full name is Evan Eric Harris. 

1.2 I am National Retail Director of Colliers Real Estate Management Limited based in 

Christchurch.  

1.3 I hold a Diploma in Urban Valuation with Honours from Auckland University; I am a 

Registered Valuer; a Registered Property Consultant; a Life Member and Fellow of the 

Property Institute of New Zealand; an Associate of the Real Estate Institute of New 

Zealand; an Associate of the New Zealand Institute of Valuers and; I have a CSMA 

qualification (Certified Shopping Centre Manager of Australia) obtained through the 

University of New South Wales in Australia. 

1.4 I have undertaken retail development consultancy and property management work 

throughout New Zealand for 35 years.  

1.5 I have provided development and retail consultancy advice on many of the significant 

retail projects throughout New Zealand over that time including currently being involved 

in advising institutions, private developers and local authorities on developments in 

Auckland, Kapiti, Christchurch, Nelson and Queenstown. 

1.6 I have been involved over that period in many developments in Christchurch including 

Riccarton Mall, The Hub Hornby, South City, The Palms, Barrington Mall, Merivale Mall 

and I’m currently providing advice to all four of the major retail CBD developments in 

Christchurch. 

1.7 I have previously given evidence in a variety of Environment Court hearings, High 

Court hearings and local authority planning meetings around New Zealand. 

 

2. CODE OF CONDUCT 

2.1 I have read and am familiar with the Environment Courts Code of Conduct for Expert 

Witnesses, contained in the Environment Court Practice Note 2014, and agree to 

comply with it. Other than where I state that I am relying on the advice of another 

person, I confirm that the issues addresses in this statement of evidence are within my 

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

alter or detract from the opinions that I express. 

3. PURPOSE OF EVIDENCE 

3.1 The purpose of my evidence is: 

 to consider the MacroPlan Damasi Report dated July 2013 entitled The New 

Christchurch City Retail Recommendations;  

 to make comment on the need for development flexibility based on user needs; 

and  

 to give my opinion on what’s happening in the CBD rebuild from a retail 

perspective. 



 

4. THE MACROPLAN DAMASI REPORT 

 In July 2013 following extensive research and an earlier February 2013 preliminary 

assessment report MacroPlan Damasi produced for the Christchurch Central 

Development Unit (a division of CERA) a significant research report entitled “The New 

Christchurch City Centre” with recommendations relating to the critical factors that will 

help deliver a successful retail core. This report is the most extensive report on retailing 

in Christchurch that I have seen produced in the last 15 years and importantly to make 

its recommendations on the critical factors it examined: 

 The regional context of Christchurch 

 Potential customer segments 

 The competitive context of Central City retail core within Christchurch 

4.1 This report having studied the total Christchurch retail scene made significant 

recommendations for the Christchurch City retail core in the CBD, including advice on 

an overarching strategy and a physical plan for the CBD and noted the need for 

access, precincting, car parking and the like “and in particular to differentiate the retail 

core from the suburban malls”. 

4.2 It also recommended the development and communication, as soon as possible, of a 

realistic and robust plan for the repopulation of the Central City area and surrounds and 

the need to provide greater clarity about the return of the Central City workforce. 

4.3 I confirm that with my experience in Christchurch and New Zealand wide I totally 

support the conclusions provided in this report.  

5. CCDU CHRISTCHURCH PRECINCT PLAN 

5.1 Following the MacroPlan Damasi report the CCDU produced a Christchurch Retail 

Precinct Plan for the CBD of Christchurch in December 2014. I confirm that I support 

the findings in this report and plan. 

5.2 This Retail Precinct Plan carefully looked at retailing in Christchurch and the proposals 

for the redevelopment of the CBD having regard to the current retail offer in 

Christchurch. It looked at other successful examples including Auckland and Melbourne 

city centres together with some UK examples to make its recommendations. 

DEVELOPMENT DRIVERS 

6.1 In my retail experience, and as confirmed by the above reports, it is clear that retail 

demand drives supply. Developments don’t just happen or commence on a whim. To 

commence a significant retail development it must be clear that there is demand from 

tenants confirmed by pre commitment before a project can be considered viable and for 

the development to commence. This “supply requirement” commences with the public 

indicating through research, a demand for consumer goods which the retailers need to 

fulfil. The retailers then create a demand for space and the developers provide the 

appropriate space. 

6.2 The appropriate space needed by retailers changes from time to time. Any 

development needs flexibility to accommodate the varying needs of different retailers 



 

and the changes that occur over time. Different retail formats are always evolving as 

public demand requires and retail developments must be designed and built in a 

flexible manner to allow for these changes over period of time in demand and retail 

format. This is clearly evidenced by the significant amount of retail redevelopment that 

occurs in major shopping centres as they are reformatted to allow for changes in public 

/ retailer needs. 

6.3 The demand and hence supply of retail tenancies is often dictated by significant retail 

chains who have many stores and they are very aware of not wanting to create undue 

pressure on existing outlets. A chain will only want the number of stores in a city that is 

required to service the population of that city and they will not want to put undue 

pressure on existing outlets or cannibalise their sales from another store. Chain stores 

undertake extensive research before they commit to a development for these reasons. 

6.4 Following the earthquakes in Christchurch there has been extensive demand for 

residential development in the south, north and west of Christchurch and this is now 

being catered for with a significant number of residential developments particularly to 

the north including locations such as Kaiapoi, Rangiora, Woodend, Pegasus and the 

like. For this reason there is not a requirement or a perceived demand for residential 

development on the Styx site. 

6.5 Again following the earthquakes the Christchurch office market experienced significant 

growth in the suburbs, however with the rebuild of the CBD underway a number of the 

higher-end suburban office tenants are now relocating to the CBD. Recent research 

has clearly outlined that there will be an oversupply of office space in Christchurch over 

the next five – ten years and there will not be a significant demand for suburban office 

accommodation to be included in developments, such as on the Styx site. 

6.6 I understand that the existing Northwood Supa Centa and the Styx development have 

differing planning criteria around uses, sizes and the like.. They are adjoining retail 

sites and as stated above need flexibility to provide for customer and retailer demand 

over time and the same set of planning rules would assist in this..  

7. CENTRAL CITY DEVELOPMENT PROGRESS 

7.1 A significant amount of development is now underway in the Christchurch CBD 

providing high levels of retail and office space for completion from 2016 through to 

2017. There are four major retail projects plus some ancillary retail. 

7.2 The Terrace – A four stage development by Antony Gough with frontage to Oxford 

Terrace, Cashel Mall and Hereford Street. Providing over 4,500 square metres of retail 

space with a combination of high end hospitality restaurant and bar offerings along 

Oxford Terrace, a car park and food court on Hereford Street, a significant office 

building on the Oxford Terrace Cashel Street corner for Westpac and a mixed use retail 

frontage to Cashel Mall with a potential hotel option. This will be opening in stages 

commencing from mid 2016 through to the end of 2017. 

7.3 The BNZ Centre (formerly known as Cashel Square) – A significant development by 

Nick Hunt in two stages. Stage I will consist of approximately 2,100 square metres of 

retail space generally fronting Hereford Street with several food and beverage 

operators and general retail. Stage II fronting Cashel Street (but linked to make one 

coordinated development) has approximately 2,300 square metres which will include a 



 

central courtyard with food kiosks and a more fashion orientated mix. Two key tenants 

include the main Christchurch BNZ branch and a large pharmacy fronting Cashel 

Street. In addition there are approximately 18,000 square metres of office space and 

approximately 140 car parks. Stage I is due for completion late 2015 with Stage II early 

2017. 

7.4 The ANZ Centre (otherwise known as Triangle Centre) – A development by Tim 

Glasson which will include approximately 2,100 square metres of retail space fronting 

Colombo and Cashel Streets and an internal atrium on the High Street frontage. Key 

anchor tenants announced include ANZ for a large retail space plus office space above 

plus a Glassons Hallensteins concept store. In addition there is three floors of office 

space (with ANZ regional office and BECA confirmed) and completion is expected early 

2017. 

7.5 The Crossing – This is a Philip Carter development on the corner of Colombo and 

Cashel Streets running all the way down Cashel Street around into High Street and 

with a large frontage to Lichfield Street. It provides 12,000 square metres of high quality 

retail space over two levels and access to a large 600 plus car park building on the 

Lichfield Street frontage. Cashel Street retail is aimed at high quality fashion with 

several large international brands near confirmation with an internal “lane” based on the 

Melbourne lane concept with local fashion boutiques and access to the car park. 

Negotiations are also underway with a “metro style” supermarket and the first floor will 

include several large food and beverage outlets overlooking a large internal square. 

Completion is anticipated in two stages with the first stage being late 2016 and the 

second stage mid 2017. 

COMPLEMENTARY DEVELOPMENTS 

8.1 In addition to these, four major developments are underway. These include two large 

anchor projects within the Justice and Emergency Precinct on Lichfield Street and the 

Bus Interchange on the Lichfield Street and Colombo Street corner. These will both 

provide for some ground floor retail space including convenience and food and 

beverage. Also under development are some nine other commercial developments 

along Cambridge Terrace, Worcester Street and Cashel Street outside of the retail 

precinct all of which contain a variety of ground floor retail spaces to compliment the 

retail core. Further ground floor retail is anticipated in some of the adjoining 

developments not yet started such as the Convention Centre. Ballantynes is also a key 

component of the remainder of the retail core block on the south side of Cashel Street 

between Colombo Street and Oxford Terrace. There are several land owners in this 

area, however a coordinated development is being planned involving Ballantynes and 

several of the land owners and based around a new Lichfield Street car park building. 

This is a coordinated development being overseen by the CCDU and could provide up 

to a further 10,000 square metres of retail, but plans have not yet been finalised. 

 

Evan E Harris 

24 April 2015 


