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1. INTRODUCTION 
 
 

1.1 My full name is Fraser James Colegrave. 

 

1.2 I am a professional economist based in Auckland. I hold a first-class honours 

degree in economics from the University of Auckland.  

 

1.3 I have 20 years’ commercial experience, the last 15 of which I have worked 

as an economics consultant. I am the managing director of Insight 

Economics Limited, an economics consultancy based in Auckland.  

 
1.4 I have led and completed over 200 consulting projects. My main area of 

expertise is land-use economics. 

 
1.5 I have worked extensively on this issue for a wide range of clients across 

New Zealand, including a significant body of work in Christchurch. 

 
1.6 Recent clients include Argosy Property, Auckland Airport, Foodstuffs, CERA, 

Christchurch City Council, Todd Property, and Auckland Council.  

 

2. CODE OF CONDUCT 
 

2.1 I have read and am familiar with the Environment Court's 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 addressed 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 this evidence is threefold. First, I confirm my support for a 

recent detailed report on CBD retail by MacroPlanDimasi. Second, I analyse 

the role and function of the Styx centre relative to Rangiora and Kaiapoi. 

Third, I respond to the evidence of Mr Heath on behalf of CCC. 
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4. REVIEW OF THE MACROPLANDIMASI REPORT 
 

4.1 In 2013, MacroPlanDimasi (MPD) wrote a report for the CCDU called The 

New Christchurch City Centre: Recommendations for the Retail Core.1 It 

incorporated the views of a wide range of stakeholders and identified various 

factors that it deemed critical to the delivery of a vibrant and successful retail 

core. I fully support the findings and recommendations of this report which, 

for those unfamiliar with it, I briefly summarise below. 

 

4.2 The report starts by analyzing Melbourne as a case study, from which it 

distills the following key lessons for Christchurch: 

 
(a) That successful central city retailing is not dependent on a weak or 

deficient suburban retail offer; 

 

(b) The central city must be a place for people, with a particular focus 

on comfort, security, urban design, and general amenity; 

 
(c) The central city core must deliver an authentic experience very 

different to that available in the city’s successful suburban malls; 

 
(d) While some retailers will be represented both in the retail core and 

suburban malls, the overall retail mix of the former must exceed that 

of the latter to provide elements of individuality; 

 
(e) Arts and culture must be a central component; and 

 
(f) There must be an overarching strategy. 

 
4.3 I agree, and note that these observations reinforce my earlier statement that 

CBDs tend to largely fill a different function to other district centres. 

 

4.4 Next, the report briefly describes various emerging retail trends in New 

Zealand and summarises their implications for the city. Then, it identifies the 

following vision for the retail core: 

 
“To provide an outstanding shopping, dining, leisure and cultural experience which reflects the 

essence of contemporary New Zealand with a distinct South Island focus.” 

 

                                                           
1
 http://ccdu.govt.nz/sites/default/files/mpd-the-new-christchurch-city-centre-retail-report-2013-11-28.pdf  

http://ccdu.govt.nz/sites/default/files/mpd-the-new-christchurch-city-centre-retail-report-2013-11-28.pdf
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4.5  It expands on this to further note that the retail core should be the place: 

 

(a) Where all city residents go for special shopping, dining and leisure 

experiences. 

 

(b) Where inner city residents go for their day-to-day convenience 

needs 

 

(c) That visitors automatically frequent because of the quintessential 

experience that it delivers 

 

(d) That meets all the needs of the central city workforce, and 

 

(e) Which delivers the very best international retail experience in the 

South Island. 

 

4.6 Next it describes the necessary scale and composition of the retail core, and 

estimates that it needs to achieve a market share between 6% and 9% of 

total urban area retail expenditure. However, it falls short of identifying the 

CBD’s current market share. 

 
4.7 Having recommended an optimal scale, the report then analyses the optimal 

retail mix. It recommends a retail mix skewed towards high end food and 

fashion. In fact, of the 250-350 retail stores that it recommends, over half are 

fashion stores. This is considerably higher than the mix found elsewhere. For 

example, only two Northwood retailers are fashion stores (Number One 

Shoes and Postie). 

 
4.8 With respect to achieving its aspiration for the retail core, the report crucially 

notes that “the factors of greatest assistance in achieving this objective relate 

more to what happens in the retail core rather than what happens outside it.”   

This is because, it goes on to explain, the retail core has (or will have) other 

advantages that set it apart from other shopping areas, including the 

presence of Ballantynes, ample parking, and proximity to the river. 

 
4.9 Finally, the report briefly discusses the various customer segments that the 

new retail core will service. To this end, it notes that an eventual worker 

population of 50,000 in the CBD will be an important part of its success, 
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particularly since they not only comprise a significant part of lunch time trade, 

but also mornings and evenings. 

 
4.10 However, it expresses some doubt that the target of 20,000 people living 

within the four avenues will be achieved, noting that a figure closer to 9,000 

may be more realistic. 

 
4.11 Overall, this report provides the most up-to-date and relevant analysis of 

Christchurch CBD retail that I have read, and I support its findings and 

recommendations entirely.  

 

5. IMPACTS OF NORTHWOOD/STYX ON KAIAPOI AND RANGIORA 
 

5.1 Next, I consider the potential impacts of Northwood/Styx on the future roles 

and functions of Kaiapoi and Rangiora.  

 

5.2 To begin, I first note that Kaiapoi and Rangiora are roughly 11 and 20 

kilometres, respectively, from Northwood/Styx. Accordingly, there is likely to 

be only minimal overlaps between their catchments.  

 
5.3 To illustrate this, I created some diagrams to show how centre catchments 

overlap depending on their relative locations. These are shown below for two 

specific examples – Styx vs Kaiapoi and Styx vs Rangiora. Please note that 

the height of each centre’s catchment represents its annual turnover. Hence 

a centre whose catchment is shown to be twice the height of another has 

double the turnover, and vice versa. 2 

 
5.4 According to the catchment maps below, Kaiapoi’s catchment has roughly 

only an 11% overlap with Northwood/Styx, and Rangiora has only a 4% 

overlap. 

 

5.5 These estimates correlate well with electronic transaction data for the year 

ended 30 June 2013, which showed that Northwood captured only 5.6% of 

resident spend from Kaiapoi and Rangiora.  

 

                                                           
2
 In addition, please note that the steep nature of these curves represent a concept known as distance decay. Put 

simply, the willingness to frequent a centre drops rapidly 
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Figure 1: Catchment Overlap for Styx and Kaiapoi 

 

 

Figure 2: Catchment Overlap for Styx and Rangiora 

 

 

 

5.6 Not only are Rangiora and Kaiapoi both quite distant from Northwood/Styx, 

but each centre also has a different retail emphasis and hence has a differing 

role and function.  

 

5.7 To illustrate this empirically, I calculated so-called location quotients for each 

centre based on its turnover by store type for the year ended June 2013.  
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5.8 These analyse the structure of each centre to identify store types that 

comprise a significantly higher or lower share of turnover than the sub-

regional3 average. 

 
5.9 To be more specific, the location quotients for each store type are calculated 

by dividing its share of centre turnover by the corresponding share for the 

whole sub-region. For instance, if a store type represents 5% of centre 

turnover but 10% of the sub-region, the location quotient is 5%/10% = 0.5. 

 
5.10 Thus, a location quotient of one represents store types whose turnover share 

matches the sub-regional average, while values higher than one indicate 

store types in which a centre is stronger than average, and vice versa. 

 
5.11 With that interpretation in mind, figure 10 presents the location quotients for 

the three centres across the nine core retail store-types for which data was 

available.  

 
5.12 These location quotients clearly illustrate the differing emphases of the 

centres. For example, they show that Northwood is very strong in electrical 

and department stores, and slightly higher than average for food retailing, but 

relatively weak in all other store types. This reflects its large-format nature 

and bias towards bulky goods retailing. 

 
5.13 Kaiapoi, conversely, is strongest in food retailing and food/beverage 

services, but very poor on comparison retail like clothing and footwear. This 

reflects its role largely as a convenience/service centre.  

 
5.14 Rangiora, finally, has a more balanced retail mix than the other two centres, 

reflecting its role as a community focal point that is designed to meet a wide 

range of local needs. 

 
5.15 To confirm these findings, I undertook detailed site visits of each centre 

earlier this month. Those visits confirmed my empirical findings and further 

highlighted the physical and functional differences of each centre. 

 
5.16 I therefore conclude that, not only do the centres serve quite different 

geographic catchments, but that they also serve quite different shopping 

needs.  

                                                           
3
 The sub-region comprises Christchurch City, Waimakariri District and Selwyn District. 
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Figure 3: Comparison of Retail Location Quotients 
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5.17 Finally, I would like to highlight the findings of two recent Council reports, 

which paint very strong pictures of each centre’s health, and also the wider 

district. For example, they note that: 4 5 

 

(a) The district’s population has grown strongly and is projected to 

continue growing strongly in future.  

(b) District business numbers have increased significantly over the last 

decade with no signs of slowing down years.  

(c) Retail turnover has been sustained at higher levels since the 

quakes, with 2014 sales still well above pre-quake levels. 

(d) In fact, retail trade grew 14% in 2014 compared to only 3% 

nationally. 

(e) BERL’s regional rankings identified Waimakariri district as the 

second highest of all local authorities in terms of economic 

performance. 

(f) GDP is growing at an accelerated rate (4.1% for the year ended 

September 2014 compared to only 2.7% nationally). 

(g) Town centre plans and strategies are in place for both centres which 

provide solid foundations for future development. 

(h) Council is investing heavily in centre revitalization at both centres, 

including the road works at Red Lion Corner in Rangiora, which are 

now well-advanced. 

(i) The new Farmers Rangiora store is scheduled to open next year, 

and 

(j) Both centres face ongoing growth in retail demand that will continue 

to support floorspace growth well into the future.  

 

5.18 As a result, I believe that the role and function of both Kaiapoi and Rangiora 

will not be threatened by the current or future retail offer at Northwood/Styx.  

 

5.19 Accordingly, there is no need to restrict the growth of Styx to protect these 

key activity centres, nor any other key activity centres in the sub-region. 

 

6. REPONSE TO EVIDENCE PRESENTED BY TIM HEATH 

 

                                                           
4
http://www.waimakariri.govt.nz/Libraries/Kaiapoi_Town_Centre/Kaiapoi_and_the_Wider_Waimakariri_District_Econo

mic_and_Business_Profile_2015.sflb.ashx 
5
http://www.waimakariri.govt.nz/Libraries/RTC2020/Rangiora_and_the_Wider_Waimakariri_District_Economic_and_B

usiness_Profile_2015.sflb.ashx 

http://www.waimakariri.govt.nz/Libraries/Kaiapoi_Town_Centre/Kaiapoi_and_the_Wider_Waimakariri_District_Economic_and_Business_Profile_2015.sflb.ashx
http://www.waimakariri.govt.nz/Libraries/Kaiapoi_Town_Centre/Kaiapoi_and_the_Wider_Waimakariri_District_Economic_and_Business_Profile_2015.sflb.ashx
http://www.waimakariri.govt.nz/Libraries/RTC2020/Rangiora_and_the_Wider_Waimakariri_District_Economic_and_Business_Profile_2015.sflb.ashx
http://www.waimakariri.govt.nz/Libraries/RTC2020/Rangiora_and_the_Wider_Waimakariri_District_Economic_and_Business_Profile_2015.sflb.ashx
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6.1 Tim Heath, a retail expert from Auckland, has provided retail/economic 

evidence for the Council on the commercial and industrial chapters of the 

pRDP. Among other things, this addresses AMP’s wish to remove staging 

mechanisms at the Styx centre. 

 

6.2 The bulk of Mr Heath’s evidence rests on the unsubstantiated claim that the 

future needs of the local market will be well serviced by (i) 

Papanui/Northlands, (ii) expansions at Homebase and The Palms, and (iii) 

three newly consented neighbourhood centres. However, I consider this 

rationale flawed for several reasons. 

 
6.3 First, there is no overarching mandate under the RMA to support or reject 

proposals based on the extent to which a market is perceived to be well 

serviced or not. That is a matter for commercial operators to assess, and 

AMP has a clearly established track record of developing successful 

shopping centres. In my opinion, the fact that AMP sees an opportunity here 

reveals more about the likelihood of adequate demand than the subjective 

opinions of retail experts. 

 
6.4 Second, centres at different levels of the retail hierarchy naturally serve 

different roles and functions, a point that Mr Heath himself acknowledges, 

stating that “the Palms Shopping Centre and Homebase Shirley complement 

rather than compete directly with each other offering different stores types 

and formats.” By this principle, floorspace provided at different levels of the 

hierarchy is of no relevance to expansion of Styx, as they will play different 

roles in the market. 

 
6.5 Finally, there is no compelling reason ex ante to give preference to 

expansions at Homebase and The Palms over and above those proposed at 

Northwood/Styx. Indeed, development at a major Key Activity Centre such as 

Northwood/Styx should not be unduly constrained by the growth of a 

hardware-led large format centre such as Homebase. Similarly, expansion at 

The Palms should – at a minimum – be given equal status to Styx.  

 
6.6 The balance of Mr Heath’s concerns relate to perceived risks that further 

expansion at Styx could undermine the recovery of the CBD. However, this 

concern overlooks the significant distance between these two centres, which 

means that each serves quite different geographic markets. 
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6.7 To illustrate this concept, I recreated the catchment overlap diagrams above 

for a further two scenarios – the CBD vs Riccarton and the CBD vs Styx.  

 
6.8 The stylized figures show that there is roughly a 20% overlap between the 

retail catchments for the CBD and Riccarton, but only about 6% for the CBD 

and Styx. Accordingly, it follows that the degree of retail competition between 

the CBD and Styx will be fairly minor irrespective of their retail mixes 

because they are so far apart. 

 
Figure 4: Catchment Overlap for the CBD and Riccarton 
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Figure 5: Catchment Overlap for the CBD and Styx 
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Figure 6: Northwood Trade Catchments from BNZ Marketview (June 2013) 

 

 
6.10 The next figure provides another perspective, again using Marketview data. It 

shows that spend by residents within the four avenues contributes less than 

3% of Northwood’s annual turnover. Clearly, competition between the CBD 

and Northwood/Styx is limited and is certainly no cause for concern. 

 

Figure 7: Origin of Northwood Spend (June 2013) 
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6.11 Finally, I note that the data provided by Marketview also showed that people 

in the primary catchment for Northwood spent only 4% of their annual 

expenditure in the CBD. Thus, again, the degree of competition is very weak. 

 

6.12 Put simply, the empirical evidence proves that retail development at Styx 

would not undermine the CBD, as they serve different geographic markets 

(as well as different primary roles and functions). This is further confirmed by 

the evidence of Mr Tony Dimasi, which explains that retailers would be highly 

unlikely to choose between opening a store at Styx instead of in the new 

Central City. 

 

6.13 Accordingly, I believe that Mr Heath’s concerns are not well founded and that 

the removal of floorspace caps should be allowed on economic/retail 

grounds. 

 

Fraser Colegrave 

23 April 2015 

 

 


