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1. INTRODUCTION 

 
1.1 My full name is Timothy James Heath.   

 

1.2 I am a Property Consultant, Retail Analyst and Urban Demographer for 

Property Economics Limited, based in Auckland.  I hold a double degree 

from the University of Auckland: 

 

(a) Bachelor of Arts 1991 (Geography); and 

(b) Bachelor of Planning 1993. 

 

1.3 I am also a member of The Property Council of New Zealand and 

proprietor and founding director of Property Economics Limited, a 

consultancy providing property research services to both the private and 

public sectors throughout New Zealand.  I have undertaken such work for 

eighteen years, with the last twelve years of these as director of Property 

Economics Limited.  

 

1.4 I advise local and regional councils throughout New Zealand in relation to 

retail, industrial and business land use issues as well as strategic forward 

planning.  I also provide consultancy services to a number of private sector 

clients in respect of a wide range of property issues, including retail 

economic impact assessments, commercial and industrial market 

assessments, and forecasting market growth and land requirements 

across all property sectors.  

 

1.5 I have been involved in undertaking the background retail research and 

analysis during the past three years that assisted Christchurch City Council 

in the formulation of the Commercial and Industrial Chapters of the pRDP.  

I also represented the Council in the Variation 86 process in relation to 

retail centres matters. 

 

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 
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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. OVERVIEW OF ACRONYMS APPLIED IN THIS STATEMENT 

 

CBD  Central Business District 

Council  Christchurch City Council 

CERA  Canterbury Earthquake Recovery Authority 

GFA  Gross Floor Area 

LFR  Large Format Retail 

LURP   Land Use Recovery Plan 

pRDP  Christchurch Proposed Replacement District Plan 

 CCRP  Central City Recovery Plan 

CRPS  Canterbury Regional Policy Statement 

SNZ   Statistics New Zealand 

 ANZSIC  Australia New Zealand Standard Industrial Classifications 

 GFC  Global Financial Crisis 

 BRP  Business Retail Park 

 

4. SCOPE  

 

4.1 I have been engaged by the Council to provide evidence in relation to the 

Christchurch retail market (both current and future) and the appropriate 

siting of such activity to provide the necessary market intelligence to assist 

in the formulation of the new Commercial Chapter to the pRDP.  This 

research and analysis is to provide a robust platform for the development 

of an appropriate retail planning framework and suite of provisions in the 

context of the RMA and higher order objectives of the pRDP Strategic 

Directions Chapter1, CRPS, LURP and aspirations of the city in the CCRP. 

 

                                                   
1
 Chapter 3 Strategic Directions (decision version 26 February 2015) 
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5. EXECUTIVE SUMMARY  

 

5.1 The CBD of Christchurch has experienced challenging times over the last 

14 years, with the CBD being in a steady state of decline as a proportion of 

the city’s retail market since 2000.  For the objectives and aspirations of 

the higher order planning documents to be realised (CCRP, CRPS, LURP 

and pRDP Strategic Directions Chapter) there needs to be a clear shift in 

the focus on where retail development can occur and how it should be 

managed. 

 

5.2 Suburban retail development (centre and non-centre) has diluted the CBD 

as a retail destination, and by default diluted the amenity, quality and 

environment it affords the community and other land use activities to the 

detriment of the Central City overall.  

 

5.3 Retail activity is crucial to the Central City’s rebuild and recovery process.  

Its ground level focus provides the critical interface for the public’s 

interaction with the Central City’s activities, and is vital to the destination 

also becoming a successful ‘worker’ environment and tourist hub.  

 

5.4 My analysis indicates there is enough retail capacity within the existing and 

proposed ‘new’ centre network to meet both retail market growth beyond 

the life of the pRDP and facilitate the redevelopment and recovery of 

centres, and in particular the Central City.  

 

5.5 As such, it is my opinion given my analysis and the unique circumstances 

in Christchurch at this point in time, that a balanced approach involving a 

planning framework that facilitates and encourages retail development in 

the city’s existing and proposed new centre network, and discourages retail 

development in out-of-centre or standalone suburban locations represents 

the appropriate pathway forward.  

 

5.6 This is best encapsulated in what I term the consolidation approach to 

retail development.  This approach enables existing centres to expand 

where proven appropriate and will generate a net benefit to the community 

and centre. I consider that such an approach provides an appropriate 

balance between regulation / intervention, while enabling the retail market 
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the flexibility to develop and operate in an efficient manner that both meets 

market growth requirements and facilitates the recovery of existing centres.      

 

 

6. EXPERT EVALUATION / ASSESSMENT 

 

6.1 Figure 1 illustrates the geographic boundary for the Christchurch City 

territorial authority in the context of the surrounding territorial authorities, 

while Figure 2 identifies the main commercial centres within the city.   

  

6.2 It is also important to note however that the geographic boundaries of the 

city utilised in this analysis can be considered arbitrary in terms of the retail 

market, and should be considered as the core catchment only (i.e. they are 

politically derived rather than market derived boundaries).   

 

6.3 Residents within this core catchment (the Christchurch City territorial 

authority) will also shop in centres outside of the Christchurch City 

territorial authority boundaries due to the layering of centre catchments, i.e. 

centres have different roles and functions in the market depending on their 

size, offer, retail composition, type and position in the commercial 

hierarchy of a market.  Additionally consumer opportunities and shopping 

preferences are likely to fuel spending flows in and out of this core market.  

   

6.4 However, it can be expected that the territorial authority of Christchurch 

City will be where Christchurch centres derive the vast majority of their 

customers and sales due to the close proximity to the core market they 

primarily service and frequency of centre use.   

 

6.5 For the purposes of this statement it is this core Christchurch market on 

which much of the subsequent analysis in this statement is based unless 

otherwise stated.   
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FIGURE 1: CHRISTCHURCH CITY TERRITORIAL AUTHORITY 

 

Source: Property Economics, Google Earth  
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FIGURE 2: CHRISTCHURCH CITY RETAIL CENTRE NETWORK AND RETAIL ZONES 

 

Source: Property Economics, CCC 
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2015 2018 2023 2028 2033

Population 365,612 379,400 393,100 406,100 417,800

Households 148,835 155,950 164,428 172,988 179,864

Household Size 2.46 2.43 2.39 2.35 2.32

Population Growth (p.a.) 1.24% 0.71% 0.65% 0.57%

Household Growth (p.a.) 1.57% 1.06% 1.02% 0.78%

 

7. POPULATION AND HOUSEHOLD GROWTH 

 

7.1 Table 1 displays the population and household growth projections within 

the Christchurch City Territorial Authority.  These projections are derived 

from the Property Economics Growth Model which has its inputs being the 

Statistics NZ medium series projections (2015 release) generated from the 

2013 NZ Census base.  

 

 

TABLE 1: CATCHMENT POPULATION AND HOUSEHOLD 

PROJECTIONS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics, Statistics NZ 

 

7.2 For the purpose of this evidence, year 2015 is classified as current (colour 

coded blue), year 2018 is classified as short term (colour coded yellow), 

year 2023 is classified as medium term (colour coded green) and years 

2028 - 2033 are classified as longer term (colour coded pink).  

 

7.3 In total Christchurch City has a current estimated population of 365,600 

people and 148,900 households (rounded), with this projected to increase 

to around 417,800 residents (+52,200 people) and 179,900 households 

(+31,000) over the forecast period to 2033.   

 

7.4 This represents a household growth rate of around 21% over the period at 

an average growth rate of around 2,900 residents (and 1,725 households) 

per annum.  This level of growth also sits comfortably with the pRDP 
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Strategic Directions directive to accommodate (or facilitate capacity for) an 

increase in housing supply to accommodate up to 23,700 additional 

dwellings by 2028 (off 2012 base). 

 

7.5 Table 1 also indicates that the number of households is increasing at a 

faster rate than the population due to a projected fall in the person per 

household ratio over the forecast period.  This is not isolated to 

Christchurch, but a trend projected to occur across the whole country due 

to an aging population, smaller families and a higher proportion of ‘split’ or 

single parent households. 

 

7.6 Figure 3 illustrates geospatially where there is forecast to be a net increase 

in households within Christchurch City at a more detailed level, distilling 

the aforementioned citywide growth to a meshblock level.  In effect Figure 

3 highlights the ‘hot spot’ growth areas where pressure for increased retail 

goods and services is likely to be more pronounced within the city, and 

higher levels of retail demand will be generated comparatively.  This is 

important to identify for strategic planning purposes, especially in terms of 

centre network planning.  
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FIGURE 3: NET HOUSEHOLD GROWTH DISTRIBUTION 2015 – 2033 

 

Source: Property Economics, CCC 
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7.1 High growth areas nominally include the greenfield areas in south-west 

and northern Christchurch, and infill intensification in the suburbs 

surrounding the central city. 

 

8. RETAIL EMPLOYMENT 

 

8.1 This section of the statement assesses the temporal retail employment 

trends within the Christchurch City market.  The movement in employment 

composition, as discussed in this section, provides insight into the 

changing distribution of the business environment of the city since the year 

2000 in terms of location which can have a significant influence on 

shopping patterns and movement of people in and around the city. 

 

8.2 For the purposes of this analysis, I have utilised the 2006 version of the 

ANZSIC system as guidance when assessing the retail market and 

centres, with businesses assigned an industry sector according to their 

predominant economic activity.   

 

8.3 For analysis purposes I have categorised business employment in 

Christchurch into four main classifications - Industrial, Commercial, Retail 

and Other, with the first three closely corresponding to the zoning of 

industrial, commercial (office professional and commercial services) and 

retail land by the Council (with some non-material ‘give and take’ for 

individual zoning differences).  A breakdown of what activity types have 

been regarded as Commercial, Industrial, Retail and Other sector activities 

has been included in Appendix 1. 

 

8.4 Figure 4 shows the retail employment composition of the Christchurch City 

market over the period of 2000 – 2014, and provides a high level overview 

of the temporal trends over the last 14 years within the city. 

 

8.5 It is important to note that the data shown in Figure 4 has been sourced 

from the Statistics NZ Business Frame database which uses the annual 

reference month of February.  Given that immediately following the 22 

February 2011 Canterbury Earthquake (the most damaging), employment 
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movement would have yet to settle.  Therefore 2011 figures in Figure 4 do 

not fully reflect the effects of the earthquake, unlike 2012 where significant 

movements in employment are likely to be directly related to the effects of 

this event. 

 

8.6 The 2012 movement in retail employment would also reflect the 

redistribution of retail activity on a temporary basis under an Order of 

Council to 2016 (approved in March 2011).  I understand the temporary 

activity status period in the city has been extended as part of the pRDP 

Strategic Directions Chapter outcomes.  At the conclusion of the 

transitional period, potentially significant amounts of retail activity (and 

subsequently employment) is likely to be redistributed again which will 

likely provide an opportunity for Council to consolidate retail activity within 

the city into the centres network.  The strength of the embedded planning 

framework will be tested at this point and will need to be sound to ensure 

desired outcomes are achieved.   

 

FIGURE 4: CHRISTCHURCH CITY RETAIL EMPLOYMENT TRENDS 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 
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8.7 There are three distinct periods within the 2000 – 2014 period inclusive.  

The 2000 – 2008 period represented a period of sustained economic 

growth or ‘boom’ period, which saw retail employment in the city 

experience a net increase of around 6,200 employees, equating to 23% 

retail employment growth across the city over the period.  This represented 

a period of divergent and unsustainable consumer spending growth (often 

debt funded) that ultimately reduced household equity once the market 

correction occurred. 

 

8.8 The 2008 – 2012 period tells a very different story as the economic 

correction or ‘bust’ period started to take hold.  The year of 2009 is when 

the GFC was fully realised within Christchurch City (as the rest of NZ), with 

retail employment declining sharply by nearly 6% from the previous year.   

 

8.9 From the year 2008 to 2012, net employment dropped by 5,000 employees 

(-15% across the city) as businesses either closed or retrenched and 

started cutting costs.  This process typically involved some less essential 

and often non-productive support staff (i.e. non income generating staff) to 

lose their jobs as business activity declined.  The Canterbury earthquakes 

of 2010/11 exacerbated the decline with an overall loss in retail employees 

between 2011 – 2012 within the city of 8% in a single year.  This is likely to 

be one of the downstream implications of household discretionary spend 

being diverted within the economy to other non-retail sectors during this 

initial recovery period. 

 

8.10 The recent years of 2013 – 2014 reflect the recovery period post-GFC and 

post-earthquakes with retail employment beginning to increase to near 

2011 levels.  Retail employment over the 2012 – 2014 period has seen 

growth of around 6% or 1,670 employees.  

 

8.11 Figure 5 shows that retail employment in retail zones, as a proportion of 

the total city employment base, has historically stayed relatively constant 

over the period of 2000 – 2011.  It is only in the most recent recorded 

years (2012-2014) that in-zone retail employment has proportionally 

increased to 30%.  This is likely the result of both some additional in-zone 

retail development (and retail development in rezoned retail land).  

Practically it is probably a combination of both, but is considered a step in 
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the right direction in terms of strategic planning outcomes sought in the 

pRDP and in terms of retail network efficiency.  

 

8.12 The gradual decline of industrial activities in retail zoned land is expected 

and likely to continue over time as demand for retail (and commercial 

office) activity ‘in zone’ increases, and industrial activity is slowly displaced 

by commercial activity which typically provides higher commercial returns 

for property investors. 

 

8.13 Interestingly, commercial office activity dropped sharply between 2011 and 

2012.  This is likely a ‘one-off’ effect as a result of commercial activity 

redistribution as a result of the earthquakes, but alludes to an increased 

scattering of this activity type across the city at this time. 

FIGURE 5: PROPORTIONAL TEMPORAL MOVEMENT IN RETAIL EMPLOYMENT IN 

RETAIL ZONES 
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Source: Property Economics, Statistics NZ 

 
8.14 Figure 6 illustrates the geospatial destination of retail employment across 

Christchurch City as at 2014.  For the purpose of context existing (yellow) 

and proposed / consented (red) retail centres have also been identified.  

The ‘new’ centre list may not be exhaustive with some smaller local 

centres not included.   
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FIGURE 6: RETAIL CENTRE NETWORK AND EMPLOYMENT DISTRIBUTION 2014 

 

Source: Property Economics, Statistics NZ 
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8.15 The location of retail employees has been mapped based on their 

approximate location at a meshblock level.  

 

8.16 It is interesting to note from Figure 6 is that while, as expected, there is 

strong retail employment hubs clustered around existing centre locations, 

there is equally a significant scattering of retail employment in non-centre 

locations, i.e. traversing Blenheim Road and other major arterials.  

 

8.17 Table 2 paints an interesting picture in respect of recent trends primarily as 

a result of the redistribution of retail activity across the city generated by 

the post-earthquake redistribution of retail employment. 
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Year CBD
Other 

Centres

Out of 

Centre 

2000 30% 38% 31%

2001 31% 39% 31%

2002 31% 39% 30%

2003 31% 38% 31%

2004 30% 39% 31%

2005 29% 41% 30%

2006 28% 41% 31%

2007 28% 40% 32%

2008 27% 41% 32%

2009 27% 42% 31%

2010 27% 43% 31%

2011 25% 41% 33%

2012 12% 45% 43%

2013 12% 47% 41%

2014 13% 45% 42%

R
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TABLE 2: RETAIL EMPLOYMENT BY ZONE / CENTRE (2000 – 2014) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, Statistics NZ 

 
 

8.18 The CBD, in proportional terms, has been declining as a retail destination 

(as measured by retail employment) since 2000 falling from 30% to 25% 

(pre-February 2011 earthquake).  By 2012, the retail displacement from the 

CBD during 2011 resulted in this proportion falling to only 12% (half the 

2011 figure).  This, as a proportion of the total Christchurch market, is 

exceedingly low (for obvious reasons) and comes at a significant economic 

cost (or lost economic opportunity) to the Christchurch economy.  Mr 

Osborne discusses this aspect in more detail in his evidence.  Over the last 
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two years this proportional composition of retail employment has stayed 

relatively constant (as shown in Figure 5), reflecting a slow (albeit initial) 

recovery process since the Canterbury Earthquakes in terms of the retail 

market. 

 

8.19 This provides strong evidence that supports the need to provide a planning 

framework that better manages retail development within the city and 

enables the CBD to be rebuilt, recover and be rejuvenated for the life of the 

pRDP.  The recovery of the CBD from a commercial perspective is likely to 

be a multi-decade process well beyond the life of the pRDP, not a short 

term proposition given its current very low starting point. 

 

8.20 Non-centre retail employment has stayed relatively constant (around 31%) 

over the 11-year period 2000 – 2011, however the displacement of CBD 

retail activity as a result of the earthquakes has ignited movement to out of 

centre locations (and in some instances created new centres) and now 

accounts for 42% of the market.  Nominally this represents just over a 40% 

increase in out-of-centre employment over the assessed period.  

 

8.21 This suggests displaced CBD retail activity has predominantly re-sited in 

non-centre locations under the Order in Council.  This is a clear issue that 

needs to be addressed from a commercial centre and market efficiency 

perspective within the planning framework of the pRDP.  

 

8.22 I note that the ‘Balance of Christchurch’ (i.e. retail employment based 

outside the CBD and other centres within Christchurch) percentage has 

only grown marginally as many non-centre retail developments (many on 

industrial zoned land) have subsequently been rezoned, so the figures 

should not be interpreted as representing the proportion of out-of-centre 

development. 

 

8.23 Combined, retail centres and the CBD contained around 70% of the city’s 

retail employment in 2000.  In 2014 this proportion had fallen to 58%.  

 

8.24 Importantly, this is not entirely driven by post-earthquake trends.  In the 

pre-earthquake 2000-2011 period, out-of-centre retail employment 

increased 21%, primarily at the expense of the CBD which declined 5% 
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over the same period.  Nominally, there were around 500 fewer retail 

employees working in the central city in 2011 than in 2000, despite the 

Christchurch retail market growing 13% over that period.  In terms of retail 

employment, this shows the Central City decline was embedded well 

before the earthquakes. 

 

8.25 Under the circumstances, in my view, the pRDP should be quite firm in its 

suite of provisions and rules relating to desired direction for retail growth, 

both within suburban centres and non-centre locations. 

 

9. RETAIL FLOORSPACE HISTORIC TRENDS 

 

9.1 Figures 7 and 8 illustrate consented retail and commercial service 

floorspace geospatially across Christchurch City over the years of 2001 – 

2014 to illustrate the areas where the largest allocations have established.  

Their focus is on two distinct periods, 2000 – 2009 and 2010 – 2014, to 

assess the effects of the Canterbury earthquakes on the Christchurch retail 

environment, and whether post-earthquake distribution was different to 

pre-earthquake distribution. 

 

9.2 For the purpose of context the retail zones as determined by the Council 

have also been identified. 
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FIGURE 7: RETAIL CONSENTS (GFA) GEOSPATIALLY 2000 – 2009 

 

Source: Property Economics, Statistics NZ 
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FIGURE 8: POST EARTHQUAKES RETAIL CONSENTS (GFA) GEOSPATIALLY 2010 – 

2014 

Source: Property Economics, Statistics NZ 
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9.3 There is a marked difference between the distribution of retail activity pre 

and post-earthquakes with the post-earthquake (2010 – 2014) period, 

albeit limited in timeframe, being focused on the west of the city.  This is 

driven by the population redistribution within the city, and geotechnical 

issues with land on the city’s eastern side.   

 

9.4 This first part of the millennium shows a fairly even distribution of retail 

GFA growth with development in all parts of the city, albeit the North West 

sector had nothing meaningful established from a retail perspective. 

 

9.5 The major new retail developments / nodes during the 2000-2009 period 

were Ferrymead, Northwood Supa Centa (Belfast), Shirley Homebase, 

expansion / upgrade of The Palms, Northlands redevelopment, Tower 

Junction and development in and around Hornby.  The other standout is 

development along Blenheim Road, which accounted for a material level of 

retail growth in terms of GFA. 

 

9.6 It is worth nothing that the CBD only has a small amount of retail and 

commercial development consented over the past 13 years.  This shows 

retail development within the city under the Operative District Plan has 

facilitated the ‘bulk’ of retail growth in the city in suburban settings, 

resulting in the CBD market being ‘chipped away’ as each suburban 

development establishes in the market.  For there to be any change to this 

trend, the pRDP framework would need to be be altered (relative to the 

Operative District Plan) or else the status quo / ‘business as usual’ 

approach to retail development as experienced over the last 14 years is 

likely to continue. 

 

9.7 However, with a major shift in policy direction post-earthquake to rebuild 

and provide for the recovery of the CBD via the Central City Recovery Plan 

and LURP primarily, given my analysis I consider that the planning 

framework within the pRDP must change for the policy direction set out in 

the CCRP and LURP to ultimately be successful.  The pRDP must provide 

a strong steer on where the Council would like retail development to occur 
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(and not occur) as this is fundamental for providing investment certainty for 

businesses, developers and the community. 

 

9.8 The degradation of the CBD as a retail destination has already been well 

documented and quantified earlier (and agreed by retail and economic 

experts2), and therefore meaningful change is required in the pRDP policy 

and rules to reverse the current trend (understandably amplified by the 

2011 earthquake) to enable the successful rebuild of the CBD over time.  

This change must enable the accommodation of both projected market 

growth over the life of the pRDP and the recovery process in my view. 

 

9.9 I acknowledge retail is not the only important activity required in the Central 

City to deliver the aspirations of the CCRP and a successful rebuild and 

recovery of the CBD.  Commercial office activity is another crucial element 

(discussed in more detail in Mr Osborne’s evidence) as well as public 

transport nodes, community facilities, recreational land uses, residential 

activity, tourist and accommodation activities, among others.  However 

retail activity is the crucial ground level interface that often ‘glues’ all these 

activities together and provides the important element of amenity required 

to service the needs of the other land use activities identified.  In my 

experience, and in particular in this instance give my analysis of the 

Christchurch market, the quality of the retail environment and rebuild in the 

CBD will have a major bearing on the successful recovery of the CBD in 

general and on the other land use activities anticipated in the CBD.  

 

10. RETAIL EXPENDITURE PROJECTIONS 

 

10.1 This section of my statement estimates the level of retail sector 

expenditure that is generated by the core Christchurch City market on an 

annualised basis in 2015 NZ dollars using the 2006 ANZSIC categorisation 

system.   

 

10.2 Retail expenditure forecasts have been based on the aforementioned core 

market and capacities shown in Table 1, and has been prepared using the 

                                                   
2
 Economics Expert Conferencing Statement 30 March 2015, paragraph 5. 
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Property Economics Retail Expenditure Model.  A more detailed 

breakdown of the model and its inputs can be seen in Appendix 2. 

 

10.3 Note the figures below exclude the following retail activities, as categorised 

under the 2006 ANZSIC classification system:  

 Accommodation (hotels, motels, backpackers, etc.) 

 Vehicle and marine sales & services (petrol stations, car yards, boat 

shops, caravan sales, and includes stores such as Repco, Super 

Cheap Autos, tyre stores, panel beating, auto electrical and 

mechanical repairs.) 

Hardware, home improvement, building and garden supplies retailing 

(e.g. Mitre 10, Hammer Hardware, Bunnings, PlaceMakers, ITM, Kings 

Plant Barn, Palmers Garden Centres, etc.)  

10.4 It is also my understanding that these activities are not deemed to be retail 

activities under the definition proposed in the pRDP, and as such would be 

treated differently under the proposed framework. 

 

10.5 I do not consider the above activities to fall within retail expenditure as 

defined within the pRDP, nor fundamental retail centre activities in terms of 

visibility, location, viability or functionality.  The latter two bullet points 

contain activity types that generally have great difficulty establishing new 

stores in centres for land economic and site constraint reasons, i.e. the 

commercial reality is that for most of these activities it would be unviable to 

establish new stores in centres given their modern store footprint 

requirements and often untenable to remain located within them for an 

extended period of time (beyond an initial lease term) due to property 

economic considerations such as rent, operating expenses, land value, site 

sizes, etc.   

 

10.6 Also excluded are trade based activities such as kitchen showrooms, 

plumbing stores, electrical stores, paint stores, etc. for similar reasons.  
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10.7 The following diagram provides a simple graphic representation of the 

Property Economics Retail Expenditure Model to assist in the better 

understanding of the methodology and key inputs utilised.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

10.8 Growth in real retail spend has also been incorporated at a rate of 1% per 

annum over the forecast period. The 1% rate is an estimate based on the 

level of debt retail spending, interest rates and changes in disposable 

income levels, and is the average inflation adjusted increase in spend per 

household over the assessed period. 

 

10.9 It is important to note that the retail expenditure generated in Christchurch 

City does not necessarily equate to the cumulative sales of the retail stores 

within the city.  Residents can freely travel in and out of the area, and they 

will typically choose the centres with their preferred range of stores, 

products, brands, proximity, accessibility and price points (among a variety 

of other reasons).   

 

10.10 A good quality centre will attract a material level of customers from beyond 

its core catchment, whereas a low quality centre will have elevated levels 

of retail expenditure leakage out of its catchment.  Therefore, the retail 

expenditure generated in a catchment represents the sales centres or retail 

stores within the catchment could potentially achieve, which at this point in 

the methodology represents a useful theoretical benchmark that is 
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2015 2018 2023 2028 2033

Food retailing $1,644 $1,724 $1,863 $2,014 $2,181

Clothing, footwear and personal accessories retailing $285 $299 $323 $351 $381

Furniture, floor coverings, houseware and textile goods retailing $151 $158 $169 $182 $195

Electrical and electronic goods retailing $200 $210 $225 $242 $259

Pharmaceutical and personal care goods retailing $156 $163 $176 $190 $205

Department stores $327 $343 $370 $399 $432

Recreational goods retailing $177 $186 $201 $218 $237

Other goods retailing $287 $300 $327 $357 $391

Food and beverage services $798 $836 $912 $996 $1,091

Total $4,024 $4,220 $4,568 $4,948 $5,372

grounded with actual MarketView retail transaction data later in my 

evidence.  

 

10.11 Table 3 estimates Christchurch City’s total annualised retail expenditure 

across all assessed retail sectors.   

 

TABLE 3: CHRISTCHURCH CITY RETAIL EXPENDITURE FORECASTS 2015 – 2033 ($M) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 

 

 
10.12 Overall Christchurch is currently generating an estimated $4.03b per 

annum in retail expenditure (rounded), with this forecast to increase to 

nearly $5.4b by 2033.  

 

10.13 There is no material alteration in the proportional retail sector spending 

patterns envisaged for the assessed period.  There would need to be a 

significant change in a single sector’s store type offer (i.e. supermarkets 

would need to make a noteworthy expansion into offering department store 

goods such as Walmart, and would therefore be reclassified into another 

retail sector) for there to be a significant shift in proportional spending 

patterns between sectors.  At this point in time there are no indicators in 
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the market to suggest that this change is likely to occur over the next 10-15 

years. 

 

11. BNZ MARKETVIEW RETAIL TRANSACTION DATA ANALYSIS 

 

11.1 In order to assess retail spending patterns and the level of retail 

expenditure flows ‘in’ (retail inflow3) and 'out' (retail leakage4) of 

Christchurch City, and the proportional spending within the identified area 

of the Christchurch Central City5, I have utilised BNZ MarketView retail 

transaction data. 

 

11.2 BNZ MarketView data is based on the spending and transactions of BNZ 

credit and debit (EFTPOS) cardholders.  It excludes business and 

corporate cards.  The transaction values include GST, but exclude cash 

out with purchases. BNZ MarketView does not pick up Hire Purchase, 

direct debit / credit payments or cash based spending. 

 

11.3 The MarketView data has been collected from numerous Christchurch 

retailers, from national chains to small independent stores, across a range 

of retail categories.  For the purposes of this analysis, data is based on my 

definition of retail activities as identified earlier, i.e. excluding 

accommodation, vehicle and marine sales and services, and hardware, 

building suppliers and other trade sectors. 

 

11.4 MarketView data is based on aggregations of BNZ cardholder transactions 

by origin, destination and store type, these include transactions completed 

using BNZ EFTPOS and credit cards.  BNZ currently holds approximately 

20% market share of the electronic card market in NZ, while electronic 

card transactions accounts for approximately 60% of retail spending within 

NZ. 

 

11.5 The retail transactional data sources for Christchurch are based on the 

same calendar year periods for consistency, and to remove seasonal 

                                                   
3 Retail inflow refers to retail expenditure generated outside a defined geographic area (in this instance the 
Christchurch City territorial authority) but spent inside that defined area. 
4 Retail leakage is the converse of retail inflow, and refers to retail expenditure generated in a particular 
geographic area (Christchurch City in this instance) but spent outside that defined area. 
5 Refer Map in Appendix 6 for the geospatial extent of this area for the purposes of this analysis. 
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variations, of August 2001 – July 2002, August 2005 – July 2006, August 

2009 – July 2010, and August 2013 – July 2014.  These discrete periods 

have been chosen as they allow the analysis of trends of four key periods 

in the Christchurch City retail market, more specifically: 

 

(a) Christchurch at the start of the Millennium as a base year and the 

start of the economic ‘boom’ period (August 2001 – July 2002); 

 

(b) the approximate mid-point of the decade, and towards the end of 

the ‘boom’ period and pre-GFC (August 2005 – July 2006); 

 

(c) Christchurch City retail market provision pre-earthquakes and 

post-GFC (August 2009 – July 2010); and 

 

(d) The most recent available data for a calendar year at the time of 

purchasing the data, and post-earthquakes and GFC(August 2013 

– July 2014). 

 

11.6 ‘Origin’ of retail spending, or where retail spend is coming from, has been 

assessed for each of these four periods by location. This is undertaken to 

analyse the proportional split of where retail expenditure within 

Christchurch City is being derived.  This dataset also enables the 

quantification and influence of the ‘inflow’ of retail dollars into the City, the 

identified locations, and how this has changed over the past four years.  

 

11.7 ‘Destination’ of retail spending, or where Christchurch City residents are 

spending their retail dollars by territorial authority has also been assessed 

for each of these four periods.  This provides in-sight into the ‘retention’ 

and ‘outflow’ of retail dollars from Christchurch, and how this has changed 

over the past 14 years. 

 

11.8 Given the large sample size of BNZ card holders and the prolific use of 

EFTPOS within NZ, MarketView data is considered to provide a robust and 

accurate representation of the destination of retail spending patterns in 

Christchurch, and hence has been used as a basis for this assessment.   
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12. RETAIL LEAKAGE (‘DESTINATION’ OF CHRISTCHURCH CITY RETAIL 

EXPENDITURE) 

 

12.1 Some retail leakage out of a market can be classified as 'normal' shopping 

behaviour due to general spending while away on holiday and the ‘free 

flow’ of the market.  A high level of retail leakage indicates that the retail 

needs of the resident population are not being adequately met by the 

localised market to the level or quality sought, hence residents travel 

outside of the market to satisfy their retail shopping requirements. 

 

12.2 Figure 9 (based on the MarketView 'destination' retail transaction data for 

the four assessed periods) illustrates the proportion of retail expenditure 

generated by Christchurch residents according to where it was spent by 

territorial authority and region.  
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FIGURE 9: ‘DESTINATION’ OF RETAIL SPENDING BY CHRISTCHURCH CITY 

RESIDENTS 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 

 

 
12.3 At a territorial authority level, the first point of interest is the proportion of 

retail spending patterns made by Christchurch City residents in 

Christchurch over the last decade has been shrinking (from 91% to 86%).  

While leakage may be increasing over the assessed periods, an 

internalisation level of over 85% is considered good and not unexpected 

given the comprehensive retail network and regionally significant role and 

function of Christchurch City.  

 

12.4 Over the 2002 – 2014 period, retail spending outside of Christchurch has 

gradually increased across the board (in terms of area), likely driven by 

increasingly affordable and convenient travel.  This is evident by the 50% 

increase in the proportion of retail spending made by Christchurch 

residents within the North Island. 



 

  34 
26068739_2.docx 

 

12.5 Retail spending by Christchurch residents in surrounding territorial 

authorities jumped significantly post-earthquake as a result of constrained 

and illegible supply within the market.  While these changes may be small 

as a proportion of the wider City spending, they represent an increase of 

over 50% retail spending to other territorial authorities within the 

Canterbury Region compared to 2010. 

 

13. RETAIL INFLOW (‘ORIGIN’ OF CHRISTCHURCH CITY RETAIL EXPENDITURE) 

 

13.1 Figure 10 (based on the MarketView 'origin' retail transaction data for the 

same assessed years) illustrates the proportion of retail expenditure spent 

within Christchurch City according to where its consumers reside by local 

territorial authority and region. 
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FIGURE 10: ‘ORIGIN’ OF RETAIL SPENDING IN CHRISTCHURCH CITY  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 

 

13.2 Figure 10 shows that over the assessed period the proportion of retail 

spending made within Christchurch City by non-Christchurch residents has 

increased from 20% to 26%.  Growth in spending by residents outside of 

Christchurch is particularly evident within its closest neighbours, Selwyn 

and Waimakariri, which currently account for 13% of retail expenditure 

within Christchurch City, compared to only 8% in 2002. 

 

13.3 It is important to note that the percentages shown in Figures 9 and 10 

utilise different nominal base sales figures, as the data for total retail 

spending ‘inflow’ and ‘outflow’ are not equal, i.e. how much spent in 

Christchurch does not equal how much is spent by Christchurch residents.  

Therefore the computation of net flows on a proportional basis using 
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simple arithmetic would yield incorrect results as these figures are 

independent of each other.  The net position for Christchurch is discussed 

in more detail later in my statement. 

 

14. DISTRIBUTION OF RETAIL SPENDING WITHIN CHRISTCHURCH 

 

14.1 This section of the statement distils the above MarketView analysis, and 

assesses the distribution of retail spending, specifically focusing on the 

Christchurch Central City, the main district centres in the city, and the 

balance of Christchurch.  These areas and centres have been chosen to 

highlight and quantify the redistribution of retail expenditure that has 

occurred within Christchurch over the last 13 years to highlight shifts in 

spending patterns at a finer grain level. 

 

14.2 Figure 11 shows total retail spending within Christchurch and the 

proportion of which is spent within the Central City over the years ending 

July 2002, 2006, 2010 and 2014.   
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FIGURE 11: DISTRIBUTION OF RETAIL SPENDING WITHIN CHRISTCHURCH  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 
 

 

14.3 Figure 11 shows the Central City (pre-earthquakes) declining in market 

position within Christchurch, with proportional retail spending in the centre 

falling from 24% in 2002 to only 20% by 2010.  The inverse is true for 

Belfast / Northwood, Hornby and to some extent The Palms, which have all 

increased in retail market share within the City over the same period, 

elevating their relevance within the Christchurch market in contrast to the 

Central City. 
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14.4 It is also notable that non-centre locations have also increased in 

dominance within the Christchurch market.  With the exception of a slight 

dip in 2006, non-centre locations have experienced the largest increase in 

retail market share from 9% in 2006 to 13% in 2010.  This trend is further 

reinforced post-earthquake with residents substituting previously Central 

City spending for other retail offers, leading to non-centre locations 

currently capturing now around 15% of all retail spending within 

Christchurch City. 

 

14.5 In the post-earthquake environment, the Central City market share has 

declined to 15%, from 20% pre-earthquake of city spend.  The major shifts 

in retail spending as a result of the earthquakes are focused around 

Riccarton, Belfast / Northwood and other non-centre retail provision across 

the wider city. While a 5% movement (decline in this instance) in market 

share is significant, maintaining its current level of retention shows that the 

Central City is still relevant within the market and still a key retail centre in 

the network (predominantly via South City and Moorhouse Ave). 

 

14.6 Table 4 focuses more specifically on the shifts in market share of the key 

centres on a proportional basis to highlight which centres have grown their 

market share the most over two distinct periods (pre and post-

earthquakes). The final column represents proportional market share 

growth over the entire assessed period.  This is important as it shows each 

centre’s market share fluctuations relative to the size of the Christchurch 

market. 
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Pre-earthquakes 

2002 - 2010

Post -earthquakes 

2010 - 2014

Total Period 

2002 - 2014

Central City -15% -29% -39%

Riccarton 3% 16% 20%

Northland -15% 7% -10%

Belfast / Northwood 132% 42% 229%

Hornby 21% 0% 21%

The Palms 15% 11% 28%

Linwood / Eastgate -2% -4% -6%

Other Centres -2% 0% -3%

Rest of Christchurch 25% 18% 47%
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TABLE 4: KEY CENTRES PROPORTIONAL MARKET SHARE CHANGE ($)  

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 

 

Note 1: The Hornby MarketView data excludes the Countdown site so may 

underestimate this centre’s post-earthquake proportional market share growth if it 

were to be included. 

Note 2: The Belfast / Northland MarketView data excludes the New World site, so 

again may underestimate its ‘true’ proportional market share growth if included as 

part of its centre. 

 

14.7 The Central City, over the entire period, has experienced a 39% 

proportional market share drop.  Corroborating the earlier retail 

employment analysis, this Central City decline was ‘in play’ well before the 

earthquakes, indicating this trending decline was only amplified by the 

February 2011 earthquake not triggered by it.  The Central City has 

experienced the largest (by a significant margin) proportional market share 

decline of all the main centres in Christchurch. 

 

14.8 Riccarton has been a major benefactor from the post-earthquake retail 

spend redistribution, increasing its proportional market share 16% over the 

post-earthquake period, while the previous eight years it only grew its 

proportion of market share marginally (3%).  
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14.9 The earthquakes triggered Northlands / Papanui’s proportional market 

share growth after it declined over the 2002 – 2010 period.  This suggests 

this centre was also a primary benefactor from the Central City’s post-

earthquake decline.  

 

14.10 Belfast / Northwood grew significantly over the 2002 – 2010 period, as 

expected with the centre developing and increasing its retail GFA footprint.  

Post-earthquake, Belfast / Northwood continued its strong proportional 

market growth.  This was the result of both redistribution of Christchurch 

spend and the likely increasing spend derived from Waimakariri residents 

with both Rangiora and Kaiapoi compromised as retail destinations as a 

result of the earthquakes.   

 

14.11 Linwood / Eastgate has been experiencing proportional market share 

decline over the entire period, with the earthquake amplifying this fall, 

primarily as a result of Farmers, a key anchor tenant for the centre, closing 

and not re-establishing within the centre at this point. 

 

14.12 The Rest of Christchurch (as a single grouping) has experienced robust 

proportional market share growth over the entire period, particularly the 4-

year post-earthquake period as expected.  This ‘grouping’ is another 

benefactor from the redistribution of Central City spend. 

 

14.13 In terms of retail spending patterns, the MarketView data suggests 

Christchurch’s Central City has in effect had two major events or drivers 

since 2001.  The first was a planning framework that enabled significant 

retail development in suburban locations (centre and non-centre) which 

drove a trended decline in the relevance of the Central City as a retail 

destination over the 2001 – 2010 period.  The second event was the 

earthquake of February 2011 which forced the redistribution of retail 

activity out of the Central City.  Importantly, in terms of nominal dollar 

impact on the Central City, both the aforementioned events were of similar 

scale, with the planning situation having just as much of an adverse impact 

on the Central City as the February 2011 earthquake.  
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14.14 With non-centre activity growing as a result of the post-earthquake 

environment in particular, I consider that care should be taken to refocus 

retail activity both back into the Central City and to other centres within the 

wider Christchurch network so CCRP and LURP objectives and aspirations 

can be fulfilled.  The overall static market share of centre activity versus 

out-of-centre activity raises concerns for me as to the efficiency losses due 

to urban sprawl and lack of activity clustering, as well as the underlying 

‘health’ of many existing centres in the network. 

 

15. CHRISTCHURCH CITY NET RETAIL EXPENDITURE POSITION  

 

15.1 For the purpose of this analysis, this section of my statement compares 

retail expenditure inflow and outflow as a proportion of total retail 

expenditure generation within Christchurch City.  This means that the 

outflow percentages represent the proportion of spending made by 

Christchurch residents outside of the City, while inflows represent the 

spending made within Christchurch by non-Christchurch residents as a 

proportion of what the local market generates / spends.  

 

15.2 The numbers illustrated in Figure 12 show these proportions with inflows 

shown in green, outflows shown in red and local market retention 

(internalisation) shown in yellow.  The net retail flows of the city is found by 

subtracting the inflow by the outflow shown in Figure 12, i.e. the net retail 

position for Christchurch City is +16% (or 30% - 14%), indicating that 

Christchurch City experiences a net gain of 16% of retail spending relative 

to total retail expenditure generated by its residents.  That is to say that the 

Christchurch currently captures 116% of spending relative to the level of 

retail expenditure generated locally.  
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FIGURE 12: CHRISTCHURCH CITY NET RETAIL EXPENDITURE POSITION 

(2014) 

 

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 
 

 

15.3 Figure 13 graphically shows the retail expenditure flows within 

Christchurch City as a proportion of the City's total retail spending for the 

assessed years.  Retail expenditure outflow from the city is represented in 

red, while, conversely, retail expenditure inflow into the city is highlighted in 

green. Internalised spending is coloured yellow.  
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FIGURE 13: CHRISTCHURCH CITY NET RETAIL EXPENDITURE POSITION  

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Source: Property Economics, MarketView 

 

15.4 As identified earlier at paragraph 12.3, approximately 86% (2014 year) of 

retail expenditure is internalised within Christchurch City at present, 

meaning 14% of retail spending is 'lost' and spent outside of the city.  

However, importantly Figure 13 indicates that the proportion of retail 

leakage from Christchurch City is far outweighed by an inflow of retail 

expenditure from consumers residing outside of the City (predominantly 

the wider Canterbury region).  Over the assessed period, Christchurch City 

has experienced retail spending inflows equating to a range from 22% - 

30% relative to Christchurch’s generated retail expenditure.  This shows 

Christchurch is a significant regional ‘attractor’ of spend and its commercial 

centres play an important role in the wider Canterbury regional economy. 

 

15.5 It is also interesting that both the levels of inflow and outflow in retail 

expenditure are increasing over the assessed period.  This is likely caused 

by increases in transport efficiency and affordability, making it easier for 

shoppers to travel to centres outside of customers' respective territorial 
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authorities.  The net retail position of Christchurch based on the assessed 

data shows no consistent trend, instead a relatively stable range between 

113% - 118%, meaning Christchurch typically captures more retail 

expenditure than is generated by its residents alone.  For forward 

modelling purposes, a consistent net position of 16% position has been 

adopted. 

 

16. SUSTAINABLE RETAIL GFA 

 

16.1 Sustainable GFA refers to the level of retail floorspace a market can 

support proportionate to an area’s retainable retail expenditure that is likely 

to result in an appropriate quality and offer in the retail environment.  This 

does not necessarily represent the ‘break even’ point, but a level of sales 

trading productivity ($/sqm) that allows retail stores to trade profitably and 

provides a good quality retail environment. 

 

16.2 There is also a need to translate net retail trading floorspace into GFA as 

net retail trading floorspace excludes floor area in a retail store used for 

storage, warehousing, staff facilities, office, toilets, etc.  These activities 

typically occupy around 25-30% of a convenience retail store’s GFA on 

average.  It is important to separate out this ‘back office’ floorspace as it 

does not generate any retail spend and represents an area from which the 

general public is typically excluded. 

 

16.3 Retail stores in general can also be split into Specialty and LFR.  Specialty 

retailing generally consists of smaller, boutique more specialised stores 

typically operating within, and offering products from, a specific retail 

sector.  These are typically stores for items such as clothing, footwear, 

pharmaceuticals, and food and beverages, with the vast majority of store 

sizes for this type of retailing under 500sqm GFA.  These store types 

typically comprise the largest proportion of a centre by store number (as 

demonstrated by surveys) and are generally fundamental to a centre’s 

function and success.  

 

16.4 LFR activity is typically identified as stores with a larger store footprint, 

generally over 500sqm GFA (but over 450sqm in the Operative City Plan), 
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Year
Specialty 

Retailing
LFR Total Retailing

2015 439,700 495,700 935,400

2018 461,100 519,800 980,900

2023 500,900 560,900 1,061,800

2028 544,600 605,600 1,150,200

2033 593,600 655,000 1,248,600

Growth 

2015 - 2033
153,900 159,300 313,200

S
U

S
T

A
I
N

A
B

L
E

 G
F
A

 (
s
q

m
)

and includes store types such as supermarkets, furniture, appliances and 

department stores.  It is important to note that these store type examples 

are not mutually exclusive and can include a range of products across a 

number of retail sectors. 

 

16.5 It is important to recognise that LFR stores, while large in floorspace, 

typically represent only a small proportion of physical stores nominally in a 

market.  These LFR stores generally trade at lower productivities on a per 

square metre basis relative to smaller Specialty stores (with supermarkets 

being the exception), but are able to remain profitable by selling more in 

terms of volume, having superior ‘purchasing power’ (i.e. LFR stores can 

typically purchase goods at lower wholesale costs on a per unit basis due 

to the larger volumes bought, particularly for national retail chains), and 

typically lower per square metre rental rates. 

 

16.6 Given the differences in Specialty and LFR retailing, Table 5 separates the 

level of sustainable retail GFA within the Christchurch City market as 

categorised by LFR and Specialty retailing.  These figures include the net 

+16% inflow determined in the preceding section.   

 

TABLE 5: SUSTAINABLE RETAIL GFA FORECASTS 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Source: Property Economics 
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16.7 In total I estimate Christchurch City can currently sustain a retail footprint of 

around 936,000sqm GFA.  By 2033, sustainable retail GFA within the city 

is forecast to increase to around 1.25m sqm GFA, representing an 

increase of around 313,000sqm GFA.  

 

16.8 This equates to an average sustainable retail GFA increase the market can 

support of around 17,500sqm pa over the assessed period.  I note that this 

is purely a demand driven proposition at this stage of the process and not 

a requirement, as there is a need to factor in existing supply (which I 

address in the next section) prior to determining appropriate future 

requirements.  

 

16.9 Specialty retailing represents approximately 47% of total sustainable retail 

GFA within Christchurch.  Growth in this retail format is forecast to increase 

from 440,000sqm GFA currently to 594,000sqm by 2033, an increase of 

around 154,000sqm or average annual growth of around 8,500sqm GFA 

pa.  

 

16.10 In comparison, sustainable LFR GFA is forecast to increase by around 

160,000sqm to 655,000sqm GFA by 2033, representing average annual 

growth of around 8,900sqm GFA over the assessed period.  This level of 

growth quantifies forecast demand and provides context for the pRDP in 

framing its proposed suite of planning provisions to ensure an appropriate 

allocation is enabled to accommodate sustainable growth and the city’s 

recovery. 

 

17. EXISTING CENTRE RETAIL PROVISION (SUPPLY) 

 

17.1 In September 2013 Property Economics undertook a retail audit of all 

meaningful Christchurch centres in terms of those with some material 

market influence on, and drivers of, consumer shopping patterns.  This 

involved measuring the net retail floorspace of all retail stores within each 

centre by sector.  These figures were then translated to GFA using an 

average 70% net to GFA ratio.  Floorspace information from the NZSCD6 

was also utilised as part of this audit. 

                                                   
6
 New Zealand Shopping Centre Directory 
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Store 

Count #
GFA (sqm)

Store 

Count %
GFA %

Specialty Retailing 1,903 231,143 91% 39%

LFR Retailing 186 355,462 9% 61%

Total 2,089 586,605 100% 100%

 

17.2 While this comprehensive audit was completed a couple of years ago now, 

it is still considered relevant to provide a useful baseline on the general 

retail provision and composition within Christchurch centres given the 

relatively short timeframe since the survey was conducted. 

 

17.3 The result of the audit is displayed in Table 6 and shows the aggregate 

retail GFA centre supply of Christchurch City.  This has been separated by 

Specialty Retailing and LFR to better assess the format and function of 

retail supply within the City.   

 

TABLE 6: AGGREGATED CHRISTCHURCH CENTRE RETAIL SUPPLY 

 
 
 
 
 
 
 
 
 
 

Source: Property Economics 

 
 

17.4 At present, a substantial 91% of the retail stores in the assessed centres 

are smaller (below 500sqm GFA) Specialty / finer grain retailers, however 

these smaller boutique and often ‘one off’ stores only represent 39% of 

total centre retail GFA.  

 

17.5 These smaller Specialty stores represent the core of a centre’s offer and 

are crucial for the centres moving forward if they are to continue to play 

their current role successfully.  This is simply due to these store types 

accounting for the vast majority of a centre by store number.  Interestingly, 

retail stores 500sqm GFA plus (i.e. LFR stores) represent only 9% of 

stores nominally but 61% of centre retail GFA.  This offer is predominantly 

present within higher order centres and ‘bulk’ retailing centres that focus on 

LFR provision. 
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17.6 It is worth noting the survey represents a ‘snapshot’ in time and retail 

stores are constantly opening, closing and relocating due to a variety of 

individual store and owner circumstances.  In this regard the retail market 

is fluid and undergoing constant change.   

 

18. RETAIL DEMAND / SUPPLY DIFFERENTIAL 

 

18.1 This section determines the variation between estimated retail supply and 

sustainable retail demand both currently and over the assessed period to 

2033.  This paints a clearer picture of the total market and how best to 

manage and direct any additional retail development to meet future growth 

requirements.  From this a more informed policy framework can be 

developed that complements the higher order objectives and aspirations of 

the pRDP. 

 

18.2 In Table 7, the figures for growth in sustainable retail demand has been 

sourced from Table 5 determined earlier in the report.  In-centre retail 

supply has been sourced from the Property Economics retail audit outlined 

in the previous section, and is determined at 586,600sqm GFA.  

 

18.3 Out-of-centre retail provision (albeit acknowledging some of this space will 

be non-measured smaller B1 local shop groupings) has been estimated by 

modelling the actual retail employment to GFA ratio in Christchurch (ratio 

of in-centre retail GFA to retail employment), and then applying this 

average ratio to the actual non-centre retail employment as per Statistics 

NZ Business Frame Data.  This figure is currently estimated at 

430,400sqm GFA. 

 

18.4 Adding actual in-centre supply to estimated out-of-centre supply provides a 

qualified estimate for the total current retail GFA provision (supply) in 

Christchurch City market of 1,017,000sqm GFA. 
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GFA (sqm) 2015 2018 2023 2028 2033

In-Centre Supply 586,600 586,600 586,600 586,600 586,600

Estimated Out-of-Centre Supply 430,400 430,400 430,400 430,400 430,400

Total Retail Supply 1,017,000 1,017,000 1,017,000 1,017,000 1,017,000

Sustainable Demand 935,400 980,900 1,061,800 1,150,200 1,248,600

Supply / Demand Differential 81,600 36,100 -44,700 -133,200 -231,600

TABLE 7: SUSTAINABLE DEMAND VS. EXISTING RETAIL SUPPLY 

 

 

 

 

 

 

Source: Property Economics 

 
 

18.5 Within the total assessed Christchurch market there is currently an 

estimated small net differential where on-the-ground supply exceeds 

sustainable demand by around 81,600sqm GFA.  This signals a potential 

slight oversupply (8%) within the market, but I do not consider this to be a 

concerning level.  This is considered minor in the context of the city’s 

existing retail provision and suggests some retail stores maybe trading at 

slightly lower productivities. 

 

18.6 Table 7 shows that a shortfall in retail provision would arise in retail supply 

around 2019/20 based on market growth, and moving forward would 

become more pronounced as the market grows unless additional retail 

GFA is developed within the city.  By 2033, the estimated shortfall is 

projected to equate to around 230,000sqm GFA without any further retail 

development within the city, based on projected demand. 

 

18.7 The February 2011 earthquake in reality removed a significant proportion 

of the central city’s retail provision from the market in one day.  This 

resulted in a loss of a substantial quantum of the city’s retail provision 

(estimated at over 150,000sqm) all of which has not been replaced 

elsewhere in the city subsequently.  Therefore, in effect this event helped 

rebalanced the market in terms of the city’s retail demand / supply 

provision, with the CBD pre-earthquake significantly larger than what was 

sustainable and containing a significant quantum of low quality / low 

productivity and under-performing space.  In real terms, the CBD was 
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bigger than what the city could sustain today with suburban mall 

developments ‘chipping away’ at the CBD market and diverting retail spend 

to other centres (as shown in the retail expenditure flows and retail 

employment trends data outlined earlier in this statement). 

 

18.8 Moving forward, sustainable demand (the market) in my analysis shows 

approximately 230,000sqm GFA will be required by 2033.  A significant 

proportion of this provision should be allocated to the Central City to 

ensure the rebuild and recovery of the Central City takes place as directed 

in the CCRP and LURP, and retail development is enabled to be 

meaningfully advanced in this location within the life of the pRDP. 

 

18.9 However, I do not consider the Central City the only appropriate location to 

accommodate all retail growth, it is just one centre in a wider web of 

centres (albeit the primary one) across the city (existing and planned) that 

should accommodate retail growth in my view.  Outside the Central City, 

other new / consented centres and their approximate retail capacity are 

identified in Table 8. 
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Centres
Approximate GFA 

Capacity (sqm)

Styx Centre 20,000

Johns Road 2,500

Prestons Road 12,500

Highfield 2,500

Spitfire Square 4,500

Yaldhurst 10,000

Wigram 5,500

Halswell KAC 60,000

Total 117,500

TABLE 8: NEW / PROPOSED RETAIL CENTRES 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics 

Note: This may not represent an exhaustive list and therefore maybe 

conservative. 

 

 
18.10 The total estimated retail capacity of these yet to be developed centres in 

Table 8 (which are strategically located, geospatially distributed and 

planned to accommodate growth) is nearly 120,000sqm GFA.  Further to 

this there is unquantified but significant potential within existing centres7 as 

a result of earthquake damage which allows new activity to be redeveloped 

in-centre, i.e. Ferrymead, Sydenham, New Brighton being a few obvious 

examples.  Increased height limits and density ratios within the pRDP 

would allow for further in-centre development.  Combined with the Central 

City, this gives me a high degree of confidence that for the life of the pRDP 

existing centre capacity is likely to be more than enough to meet future 

retail requirements on a citywide level.   

 

18.11 The Central City itself provides the greatest opportunity, and could 

comfortably accommodate 120-130,000sqm retail GFA in due course and 

                                                   
7
 A conclusion reached from first hand visits to all the centres around Christchurch in 2013 
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still be significantly smaller than previously.  In my professional opinion the 

Central City should not be redeveloped to its pre-earthquake quantum in 

retail GFA terms given the large volume of low quality underperforming 

space prior to the February 2011 earthquake, and the extent of suburban 

development that now exists in the Christchurch market.   

 

18.12 A smaller GFA footprint (compared to previously) that provides a more 

compact, vibrant, high performing and competitive CBD is considered to be 

more prudent and an achievable goal, particularly during the life of this 

plan, reflecting the aspirations of the higher order planning documents. 

 

18.13 In total I consider there is capacity of over 250,000sqm in the existing / 

planned retail network of the city and, based on projected demand, this 

represents ample in-centre development capacity to cater for forecast 

demand over the assessed period and life of the pRDP.  Therefore the 

pRDP in my view and based on my analysis need not be focused on 

providing additional net capacity over and above the existing and 

strategically planned centres, as that capacity already exists in the 

appropriate locations. Instead, it is my opinion that it should be providing a 

policy framework that steers new retail development in the right direction 

(centres), and enables appropriate development to occur in appropriate 

locations within the overarching goal of redeveloping the CBD. 

 

18.14 In balancing this position, equally it is my view the pRDP should not be so 

rigid that it ‘strait jackets’ retail development into the CBD only, as this may 

not represent an efficient outcome for some activities, and may come at 

the expense of some development not occurring at all.  For example local 

convenience activity is optimally situated at the local level.  Such 

enablement provides a balanced approach that facilitates retail growth to 

occur in appropriate locations within a framework that allows Council to 

assess the merits / benefits of applications. 

 

18.15 In my view, the pRDP should be unashamedly firm about non-centre retail 

development over the short-medium term to ensure any such development 

is not undermining the rebuild and recovery of the CBD or development 

within the existing centre network.  A ‘relaxed’ planning regime is likely to 

continue the spread of retail activity across other zones to the detriment of 
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the higher order goals and objectives of the pRDP, will not address the 

retail issues and trends identified in this statement, and is likely to delay 

the recovery of the Central City. 

 

18.16 It is my opinion that a balanced approach, given Christchurch’s unique 

circumstances at this point in time, would involve a planning framework 

that facilitates and encourages retail development in the city’s existing and 

proposed new centre network, and discourages retail development in out-

of-centre or standalone suburban locations. 

 

18.17 Existing centres should be able to expand where appropriate as a release 

valve for activity that reinforces the ability of a centre to better play its role 

and function in the market, or is proven to meet a shortfall of supply in an 

area.  This in essence represents a consolidation approach to retail 

development. 

 

18.18 In my professional opinion the word ‘consolidation’ provides a more 

rounded approach than intensification.  It is directive, sends a strong 

message to the market and importantly will assist in addressing the retail 

issues identified in my analysis while providing a necessary degree of 

flexibility for new retail development. 

 

18.19 I consider that such an approach provides an appropriate balance between 

regulation / intervention, while enabling the retail market the flexibility to 

develop and operate in an efficient manner.  

 

19. KEY PLANNING DOCUMENTS 

 

19.1 Some of the key planning documents, and relevant retail related subsets 

thereof, that have guided the formulation of my position in this statement 

include the LURP, RPS, CCRP and Chapter 3 Strategic Directions 

(decision version 26 February 2015) of the pRDP.  There appears a lot of 

commonality between these documents in relation to retail and centre 

matters and significant overlap in terms of strategic direction and outcomes 

sought. 
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19.2 The CCRP, largely representing the Christchurch community’s aspirational 

voice, seeks to advance a more compact (relative to the CBD’s pre-

earthquake  geospatial extent) Central City that is vibrant and offers a 

diverse range of activities and experiences of which retail activity is 

considered a vital component, particularly at ground level. 

 

19.3 The CRPS and LURP (which amended the CRPS to include a new 

Chapter 6 to aid the Recovery and Rebuilding of Christchurch post-

earthquakes) sends in my view a very clear directive on how it envisages 

retail development occurring geospatially.  In particular, Objective 6.2.5 on 

Key Activity and other Centres states: 

 

“Support and maintain the existing network of centres below 

as focal points for commercial, community and service activities 

during the recovery period: 

 

1. The Central City 

2. Key Activity Centre 

3. Neighbourhood Centres 

 

These centres will be high quality, support diversity of 

business opportunity including appropriate mixed-use 

development and incorporate good urban design principles. 

 

The development and distribution of commercial activity will 

avoid significant adverse effects on the function and viability 

of these centres.” (bold emphasis added ….) 

 

19.4 One of the main reasons given for this approach in the LURP was that it 

“recognises the investment made in these places”.  I agree with this 

approach and the rationale given for it.   

 

19.5 This LURP Objective is supported by Policies 6.3.6 (3) and (4) which 

states:  
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“(3) Reinforces the role of the Central City, as the city’s primary 

commercial centre, and that of the Key Activity Centres”; 

and 

 

“(4) Recognises that new commercial activities are primarily to 

be directed to the Central City, Key Activity Centres and 

neighbourhood centres where these activities reflect and 

support the function and role of those centres; or in 

circumstances where locating out of centre, will not give 

rise to significant adverse distributional or urban form 

effects.” 

 

19.6 This in my view supports the position I have taken in this statement, and is 

an appropriate direction to address the retail issues and trends identified 

earlier in this evidence. 

 

19.7 The Council’s proposed Commercial Chapter for the pRDP channels these 

aspirations and directives identified above primarily in its Objectives 15.1.1 

and 15.1.2, which state: 

 

1. “The critical important of commercial activity to the 

recovery and long term growth of the City is recognised 

and facilitated in an enabling framework that supports 

viable commercial centres. 

 

2. Commercial activity is focussed within a network of 

centres (comprising the Central City, District, 

Neighbourhood, Local and Large Format centres) to meet 

the wider community’s and businesses’ needs”. 

 

19.8 Sitting under these Objectives, and most relevant to my area of focus for 

the statement, are Policy 15.1.1.1 (A) (i-v) which I am largely comfortable 

with, albeit an alternative wording preference I have is in relation to Policy 

15.1.1.1 (A) and utilisation of the word ‘consolidation’ rather than 

‘intensification’ as I consider consolidation of centres better represents my 

position as the most appropriate approach for retail development in the city 

than intensification as discussed earlier. 
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19.9 In relation to Policy 15.1.1.5 (Accommodating Growth), while I agree with 

its underlying intent of the policy and the inclusion of such a policy in the 

pRDP, I have some concerns about its level of clarity and how it may be 

interpreted.  In particular 15.1.1.5 (b) which states: 

 

“b. Any expansion outside a commercial centre is only 

undertaken where it is  

i Commensurate within the centre’s role within a 

strategic network of centres; 

ii Provides the equivalent compensatory capacity 

for that which is lost through expansion; 

iii Integrated within the adjoining neighbourhood and 

transport network; and  

iv Ensures adverse effects at boundary of the 

expanded area are managed to a level consistent 

with the amenity values of the adjoining residential 

zone. (bold emphasis added ….) 

 

19.10 The words highlighted in bold represent risks to me in terms of their 

interpretation and their ability to be understood, and therefore represent a 

risk to the outcome sought and what may ultimately be delivered in the 

market. 

 

20. SITE SPECIFIC SUBMISSIONS 

 

20.1 I have been asked to consider some of the more important site specific 

submissions relating to retail activity and centres that have the propensity 

to either address identified retail issues raised in this statement, alter 

shopping patterns, or which in my opinion go against the higher order 

strategic direction of the pRDP and other planning documents discussed in 

the previous section of my evidence. 

 

20.2 In forming a position on the relief sought for each site specific submission I 

think it is critical to consider each individual submission in the context of 

the entire market and other site specific submissions put forward.  

Consideration of each submission as an isolated silo is likely to lead to a 
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position that may not represent the most appropriate outcome for the City’s 

retail centre network or community as a whole.  It is on this basis in 

conjunction with the retail analysis outlined earlier in this statement I 

address the key site specific submissions. 

 

21. HOMEBASE SHIRLEY: SUBMITTER - BUNNINGS #725 

 

21.1 This submission seeks the extension of its BRP zone onto the vacant land 

immediately north of the existing centre along Marshland Road (refer red 

outline land parcel in Appendix 3).  The wider catchment to the north, 

which this centre services, is projected to experience significant greenfield 

growth (in the Christchurch context), as well as robust levels of infill 

housing in the existing suburban areas of the area.  The greenfield growth 

areas pertinent to this centre are Highfield Park and Prestons Road, 

identified as number 5 and 6 in Appendix 4. 

 

21.2 This level of residential construction activity involved in developing the 

greenfield areas, as well as a requirement to service the growing demands 

of the existing market, suggests the expansion of Bunnings (considered a 

smaller Bunnings store than ‘normal’) is highly probable.  In my view the 

ability for the expanded centre to accommodate a few more LFR stores to 

create a centre of more critical mass, and appropriate in scale for the size 

of the market it is projected to service, represents a pragmatic and 

commercially sound outcome.  Such relief supports the higher level 

strategic direction and objectives of the pRDP through the expansion of an 

existing centre that will enhance its ability to play its intended function in 

the market. 

 

21.3 The Homebase Shirley LFR centre complements the Palms Shopping 

Centre being around only around 1.5km south on Marshland Road and is 

focused on smaller finer grain retail stores.  

 

22. THE PALMS / SHIRLEY (SUBMITTER: AMP #814) 

 

22.1 This submission seeks an approximate 3.3ha extension northward of the 

Palms Shopping Centre on land immediate adjacent to the existing centre.  
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Also sought is a small rezoning of land immediately west of the centre 

along Marshlands Road.  These areas are identified in Appendix 5. 

 

22.2 As discussed in my overview on the previous Homebase Shirley 

submission, the Palms Shopping Centre and Homebase Shirley 

complement rather than compete directly with each other offering different 

store types and formats.  Both are required to service the retail 

requirements of the north eastern sector of Christchurch, and both are well 

sited geographically to successfully service this market efficiently, because 

they are relatively central. 

 

22.3 Market growth will result in increased demand for finer grain (under 

500sqm) retail activity as well as increased LFR demand. 

 

22.4 Based on my analysis I consider that the relief sought in this submission is 

appropriate to efficiently cater for part of this area’s growth at a localised 

level, and within the existing centre network.  The scale of land sought to 

be rezoned is not considered so large that it would compromise the 

recovery of the CBD or other centres, particularly when factoring in 

carparking requirements, but is of a scale appropriate for the centre to 

develop in due course relative to growth in the market. 

 

22.5 The two greenfield growth nodes of Highfield Park and Prestons are two of 

the largest in Christchurch in terms of residential capacity.  This has also 

guided my view on the appropriateness of the relief sought in submissions 

#725 and #814. 

 

23. 171 MAIN NORTH ROAD (SUBMITTERS: FOODSTUFFS SOUTH ISLAND LTD 

#705) 

 

23.1 Foodstuffs South Island seeks to rezone an approximately 1.56ha site 

(previously utilised for manufacturing, warehousing and administrative 

activities), from its current Industrial Zone to a Commercial Zone to enable 

the development of a neighbourhood centre.  The site subject to this 

submission is located in very close proximity to the Northlands / Papanui 

KAC which also fulfils the same function as a neighbourhood centre as part 

of its wider role in the market.  
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23.2 In my view, this represents an opportunistic submission as the core market 

in which the proposed centre would service (predominantly localised) is 

already well catered for in terms of access to convenience retail goods and 

services, in my view.  In effect the relief sought in the submission would 

represent a duplication of resources with no identifiable benefit to the 

community.  The market is not currently disenabled nor would the 

proposed centre satisfy any unmet demand.  It would simply result in retail 

trade diversion from existing centres servicing the same market to a new 

location.  

 

23.3 Furthermore the new greenfield growth node of Highfield Park in relatively 

close proximity to the subject site already has a new convenience centre 

planned.  This new centre is better and more efficiently placed to meet the 

convenience requirements of the Highfield Park area.  

 

23.4 As such the relief sought has no merit from a retail perspective in my 

opinion and would represent a movement away from the higher order 

objectives of accommodating retail demand and growth in existing and 

identified ‘new’ centres.  

 

24. FERRYMEAD (SUBMITTER: PD SLOAN #934) 

 

24.1 It is my understanding that this submission effectively seeks relief to have 

the current B2 zoned land in Ferrymead identified as a District Centre in 

the pRDP, rather than a Neighbourhood Centre as proposed. 

 

24.2 Such a proposition, commercially, would potentially elevate its function and 

potential in the centres network to a status akin to Riccarton, Papanui / 

Northlands, Palms / Shirley, and in closer proximity, to Linwood / Eastgate.  

Importantly all these aforementioned centres (among others) are identified 

as KACs in the CRPS and LURP, whereas Ferrymead is not.  This in my 

view represents an important distinction in the recovery process of 

Christchurch. 

 

24.3 Linwood / Eastgate is the District Centre and KAC in closest proximity, 

identified as the centre to hold such a role and function in the market to 
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service the south-eastern sector of Christchurch.  Linwood / Eastgate is a 

centre that has suffered significantly as a result of the earthquakes, 

particularly in relation to loss of a meaningful portion of its residential base 

and in the loss of one of its key ‘anchor’ tenants - the Farmers department 

store. 

 

24.4 Enabling the establishment of a new District centre (and by default 

effectively a KAC in real terms) to service a large proportion of the same 

market as Linwood / Eastgate, at the same time as Lindwood / Eastgate 

attempts to recover is considered premature and would place the recovery 

of Linwood / Eastgate in jeopardy in my view.  Such an outcome is likely to 

mean Linwood / Eastgate’s ability to perform its envisaged function and 

role successfully is likely to be compromised over the life of the pRDP.  

 

24.5 The market growth of the south-eastern sector of Christchurch is low 

relative to other parts of the city, and therefore growth in market demand is 

unlikely to be of a level that can sustain both centres being developed over 

the life of the pRDP.  As such I consider the elevation of Ferrymead’s 

status to District Centre at this point to be premature and not required to 

support the recovery of the city or accommodate future market growth in 

the core catchment it would predominantly service.  

 

25. 2 WATERMAN PLACE (SUBMITTER: MARRINER INVESTMENTS NO.1 LTD 

#380) 

 

25.1 The 2 Waterman Place site in Ferrymead has in recent times been 

redeveloped to incorporate a variety of small scale localised convenience 

retail and commercial service activities.  The relief sought would reflect the 

activity now developed on the site.  I support the pRDP appropriately 

recognising the activity already well established on site with the 

appropriate commercial zoning.  

 

25.2 However, in respect of the submission’s relief to extend the desired 

commercial zone across 987 Ferry Road, I do not support this relief for the 

reasons identified above in response to submission #934.  

 



 

  61 
26068739_2.docx 

26. NORTH HALSWELL (SUBMITTER: SELWYN DISTRICT COUNCIL #1137) 

 

26.1 Selwyn District Council raise concerns in their submission about the scale 

of North Halswell KAC and the potential adverse effects it could generate 

on the Selwyn District, and in particular Rolleston Town Centre and 

Lincoln.  The submitter’s concerns appear to focus on potential flow-on 

effects for Selwyn District KACs if the GFA caps in the pRDP of 25,000sqm 

GFA retail and 5,000sqm GFA commercial office are sought to be 

breached.  

 

26.2 I have been heavily involved with Selwyn District Council in recent years 

assisting with their forward retail centre planning in terms of future 

demand, market size, GFA requirements to service market growth, land 

requirements and retail spending patterns.  This analysis has been based 

on their centre’s servicing the market growth in Selwyn, the core markets 

these KACs are designed to service.  The future of Rolleston Town Centre 

and Lincoln is directly linked to growth that occurs in Selwyn District itself 

given the centres' more isolated rural locales. 

 

26.3 The Christchurch centre that has the most significant influence on Selwyn 

(and in particular Rolleston Town Centre) is the Hornby KAC.  This is not 

unexpected given its accessibility and proximity to Selwyn residents.  In my 

view the future development of Hornby would have a far greater impact on 

the future of Selwyn centres than the North Halswell KAC. 

 

26.4 The North Halswell KAC is scaled to meet both the lack of retail provision 

in the area currently relative to the market size of the south-west sector of 

Christchurch and the high levels of future market growth projected for the 

area, particularly in the greenfield areas identified in Appendix 4.  I have a 

high degree of comfort that the 25,000sqm GFA provision initially enabled 

is appropriate to establish a critical mass of retail activity that both satisfies 

current demand and growth over the life of the pRDP without 

compromising the development and recovery of other centres.  This level 

of development would not have the propensity to generate significant 

adverse effects on either Rolleston Town Centre or Lincoln in my view. 
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26.5 Centre development often occurs in ‘lumps’ rather than small incremental 

developments each year.  The 25,000sqm GFA retail provision is 

appropriately scaled to account for this over this initial period. 

 

26.6 The North Halswell KAC is a multi-decade proposition rather than short-

term reality as the market simply will not have been developed to the point 

where significant growth beyond the 25,000sqm GFA retail provision can 

be sustained.  Furthermore, any breach of this threshold has measures in 

place to ensure no other KACs (including Rolleston and Lincoln) are 

undermined or their role and function compromised. 

 

26.7 The North Halswell KAC will in reality inevitably end up significantly larger 

centre than Lincoln and Rolleston due to the size of the market it will 

service.  It is the more localised south-west sector market of Christchurch 

that North Halswell is scaled to service.  This excludes any contribution 

from Selwyn households. 

 

26.8 I am comfortable the North Halswell KAC is appropriately scaled and 

managed in the pRDP for the life of the pRDP, and Selwyn District 

Council’s concerns are unfounded.  

 

27. NORTH HALSWELL (SUBMITTER: TERRACE DEVELOPMENT SERVICES 

#966) 

 

27.1 The relief sought in this submission seeks a doubling of the retail GFA as a 

permitted activity under the pRDP from 25,000sqm GFA to 50,000sqm 

GFA, a further doubling of commercial office space from 5,000sqm GFA to 

10,000sqm GFA, and an increase in the centre’s commercial zone area to 

25ha or 250,000sqm. 

 

27.2 Increasing the permitted activity status to this level goes well beyond retail 

market requirements over the life of the pRDP based on my analysis, and 

development of such could compromise other KACs (Hornby, Spreydon / 

Barrington in particular, but also Selwyn District Council concerns #1137 

be realised) by diverting retail spend from existing centres and KACs.  

More importantly a centre of such scale could potentially compromise the 

retail recovery of the Central City from a retail perspective (which by 
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default could compromise the recovery of other sectors of the Central City 

as well). 

 

27.3 It is important to keep in mind the required residential base within the 

south-west sector of Christchurch to support such a proposition is not yet 

there, and would not be achieved for another 20-30 years.  The Terrace 

Development Services submission appears to have its basis on a set of 

projections that are decades from being realised.  Given the long 

timeframe in question, there would be increased uncertainty around the 

rate of growth. 

 

27.4 For the Council to in effect ‘hand over’ retail development capacity on such 

a scale and as a permitted activity before the market has meaningfully 

established would be remiss in my opinion, not representative of sound 

strategic planning and represent a risk to the pace of the Central City 

recovery.  The merits behind the need to provide 20-30 years of retail 

demand today when the life of the pRDP will be revisited in 10 years (at 

the latest) appears without substance. 

 

27.5 Furthermore there are other new smaller centres enabled in the area to 

assist meeting market growth in the area such as convenience orientated 

centres such as Wigram.  I have factored these centres into my forward 

demand analysis for North Halswell as they would remove retail 

expenditure (demand) out of the market, further reducing the GFA 

requirement for the North Halswell KAC.  

 

27.6 The Council has outlined a wider land area for the North Halswell centre to 

expand in the future, when market demand sees fit.  In my view this 

represents a more pragmatic planning and centre development approach 

and allows the formative years of the centre to be established in an 

integrated way. 

 

27.7 The relief sought would make North Halswell one of the largest permitted 

centres in Christchurch with the population base to support such a large 

centre some time away.  Such an approach in my view is the antithesis of 

sound strategic planning and potentially undermines the recovery of other 
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centres in the network, particularly the Central City, representing a 

movement away from the objectives of the pRDP, CRPS and LURP.  

 

28. NORTHWOOD / STYX CENTRE (SUBMITTER: AMP CAPITAL INVESTORS (NZ) 

#1335) 

 

28.1 The thrust of this submission as I understand it in relation to retail activity is 

to remove the retail limits imposed as part of the Plan Change 22 

Environment Court decision so that there are no retail floorspace 

restrictions in the submitter's Commercial Zone.  In effect Northwood / Styx 

Centre would have a comparable planning framework to other KACs in the 

network. 

 

28.2 I support the development of retail activity on the Styx Town Centre site. 

There is a robust level of growth enabled within its surrounding catchment, 

albeit it is not the only centre that would service these markets. 

 

28.3 The location of the Northwood / Styx Town Centre land is on the northern 

urban fringe of Christchurch.  Its localised population base is not significant 

in terms of quantum relative to more urban KACs, albeit the projected 

greenfield growth would help remedy this to some degree.  Suffice to say 

its localised market is not a large catchment nominally in large retail centre 

terms. 

 

28.4 The existing retail provisions allows for a significantly sized centre in 

Christchurch terms (in the order of 50,000+sqm GFA across Northwood 

and Styx Town Centre). 

 

28.5 In considering this submission, I have also factored in my position on 

submissions relating to Homebase Shirley and The Palms which I have 

discussed earlier.  These submissions have sought expansions which I 

concur with to cater for market growth given their centralised locations.  

This is the same market growth that development of the Styx Town Centre 

would be attempting to service, given the proximity of the centres.  There 

are also the new centres consented in Prestons Road, Mills Hills and 

Johns Road, all within Styx Town Centre’s core market. 
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28.6 On balance I have formed a view that cumulative enablement of retail 

provisions among Johns Road, Styx Town Centre (existing provision), 

Prestons Road, Mills Hills, Homebase Shirley (including expansion), The 

Palms (including expansion), and Northland / Papanui would be able to 

meet the markets requirements over the life of the pRDP. 

 

28.7 Overlaying all this provision is the additional consideration of the Central 

City rebuild and recovery.  Removal of the existing retail limits on the Styx 

Town Centre to develop further retail GFA, and in effect enable a centre of 

around 70,000sqm in total would only exacerbate the increasing suburban 

dominance in relation to retail trends at the expense of the CBD as outlined 

earlier in my evidence, and risk slowing down its recovery.  Any slow down 

of the Central City’s retail recovery also risks slowing down the recovery of 

other land uses envisaged for the Central City, particularly the office 

market given their synergistic relationship. 

 

28.8 The existing Northwood / Styx Town Centre retail provision is considered 

commensurate with its core market, and if further retail activity is enabled 

the geospatial distribution of retail GFA within Christchurch could 

potentially be skewed northwards relative to the distribution of the city’s 

population undermining the efficiency of the network as a whole. 

 

28.9 A centre at Northwood / Styx larger than enabled in retail terms would 

require the centre to attract customers from well beyond its core market, 

further placing the efficiency of the network at risk. 

 

29. MERIVALE AND BARRINGTON CENTRES 

 

29.1 I will deal with these two propositions together given they in essence seek 

the same outcome which I concur with. 

 

29.2 Both centres seek their existing B2P zone (over their existing centre 

carparks) to be rezoned Commercial. 

 

29.3 I have agreed with this proposition as: 
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(a) the land is already being utilised for centre activity (centre 

parking);  

 

(b) it provides more flexibility for the developer to redevelop their 

centres to accommodate growth in the future; and  

 

(c) it enables the centres to expand and consolidate activity to meet 

future market growth within the markets they primarily service. 

 

29.4 This outcome comfortably sits with the strategic direction of the pRDP and 

the CRPS / LURP to facilitate the redevelopment of existing centres to 

cater for their recovery and growth of the market. 

 

30. FIRESTONE SITE (SUBMITTERS: ENVIRON PROJECTS LTD AND LUMNEY 

DEVELOPMENTS LTD #810) 

 

30.1 My understanding of the relief sought in this submission is to have the 

current Firestone site on Langdons Road rezoned from Industrial to 

Commercial Retail Park. 

 

30.2 The current provision for LFR activity in the north western sector of 

Christchurch is low despite market demand large enough to support such a 

centre.  Most residents would have to travel out of this area to visit a LFR 

centre of note. 

 

30.3 The location of the Firestone site, and its close proximity to Northlands / 

Papanui would potentially enable efficiency benefits to be created and 

complementary activities to be established. 

 

30.4 In effect, development of the site for LFR activity would represent an 

expansion of the Northlands / Papanui centre, which is consistent with an 

outcome sought by the relevant planning documents. 

 

30.5 In my view it represents an outcome better than the possible alternative of 

a scattering of LFR retailers around north-west Christchurch given the 

limited amount of suitable large and vacant land parcels suitable for a LFR 

centre. 



 

  67 
26068739_2.docx 

 

30.6 From a retail economic perspective I accept the proposed relief sought, 

while recognising there may be other non-retail matters to consider before 

entrenching the Commercial Retail Park zone. 

 

 

31. CONCLUSION 

 

31.1 The research and analysis I have undertaken for this evidence shows in 

terms of retail development and performance a trend away from the 

embedded objectives of the CRSP, LURP and pRDP (refer chapter 19 of 

this statement) to the detriment of centre wellbeing, in particular the CBD 

of Christchurch.  

 

31.2 For there to be a successful recovery of the Central City and wider centre 

network from a retail perspective there needs to be a firm planning 

framework that better manages and guides the location of new retail 

development to ensure the higher order objectives and aspirations can be 

successfully achieved.  

 

31.3 This ‘firm hand’ is considered even more important at this point in time 

given in my view the multi-decade timeframe that is likely to be required for 

the recovery process.  The pRDP represents an initial starting point to this 

long process, making it more important to ‘get right’ at this front end to 

ensure some meaningful initial impetus can be achieved early on in the 

process, or else risk to it being achieved at all increases.   

 

 

 

 

Tim Heath 

13 April 2015 
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APPENDIX : 1 BUSINESS CLASSIFICATIONS 

Property Economics utilises the 2006 Australian and New Zealand 

Standard Industrial Classification (“ANZSIC”) as guidance, whereby 

businesses are assigned an industry according to their predominant 

economic activity. 

A proportion of employees coded within industrial categories can work 

within other more commercial (office) arms of a business in other locations, 

i.e. employees in the sales branch of electrical companies are coded in the 

electricity, gas, water and waste services. Despite being in the industrial 

industry, these employees are technically not industrial employees. 

For planning purposes commercial and industrial employees are those 

working on zoned business land corresponding to their respective sector. 

Often this is not the case, whereby activities such as hospitals, schools, 

police services and etc. are classified under commercial services focused 

sectors but are typically not zoned as such. For this reason Property 

Economics has divided these classifications into industrial, commercial, 

retail and other sectors. These sectors correspond to the zoning of 

industrial, commercial, retail and special land zonings by the local 

authorities. 

Industrial activities in general refer to land extensive activities, and includes 

part of the primary sector, largely raw material extraction industries such as 

mining and farming; the secondary sector, involving refining, construction, 

and manufacturing; and part of the tertiary sector, which involves 

distribution of manufactured goods. The employees in the following sectors 

are considered an industrial sector employee: 

 

 10% of Agriculture, Forestry and Fishing 

 10% of Mining 

 Transport, Postal and Warehousing 

 Manufacturing 

 30% Electricity, Gas, Water and Waste Services 

 Construction 

 Wholesale Trade 

 

Commercial activities generally refer to land intensive activities. It includes 

a large proportion of the tertiary sector of an economy, which deals with 

services; and the quaternary sector, focusing on technological research, 

design and development. The employees in the following sectors are 

considered a commercial sector employee: 
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 15% of Accommodation and Food Services 

 Information Media and Telecommunications 

 Financial and Insurance Services 

 Rental, Hiring and Real Estate Services 

 Professional, Scientific and Technical Services 

 Administrative and Support Services 

 35% Public Administration and Safety 

 15% Education and Training 

 25% Health Care and Social Assistance 

 25% Arts and Recreation Services 

 

Retail Activities generally refer to units mainly engaged in the purchase 

and on-selling of goods, without significant transformation, to the general 

public. Retail units generally operate from premises located and designed 

to attract a high volume of walk-in customers, have an extensive display of 

goods, and/or use mass media advertising designed to attract customers. 

Cafes bars and Restaurants have also been included as part of Retail 

Activities and includes units mainly engaged in providing food and 

beverage serving services for consumption on the premises. Customers 

generally order and are served while seated (i.e. waiter/waitress service) 

and pay after eating. The employees in the following sectors are 

considered a commercial sector employee: 

 

 85% of Accommodation and Food Services 

 Retail Trade 

 

Other Activities constitutes the balance of total employment within an area, 

and is not defined by any particular business sector. It encompasses 

community activities such as Museum Operations, Universities, Hospitals, 

Sports grounds, schools, fire stations, police operations, civic buildings, 

medical facilities and other activities not typically located on commercial or 

industrial land.   
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APPENDIX : 2 RETAIL EXPENDITURE MODEL 

This overview outlines the methodology that has been used to estimate 

retail spend generated at Census Area Unit (CAU) level for the identified 

catchment out to 2031. 

 

CAU 2013 Boundaries 

All analysis has been based on Census Area Unit 2013 boundaries, the 

most recent available. 

 

Permanent Private Households (PPH) 2013 

These are the total Occupied Households as determined by the Census 

2013. PPHs are the primary basis of retail spend generation and account 

for approximately 71% of all retail sales.  PPHs have regard for (exclude) 

the proportion of dwellings that are vacant at any one time in a locality, 

which can vary significantly, and in this respect account for the movement 

of some domestic tourists. 

 

Permanent Private Household Forecasts 2013-2033 

These are based on Statistics NZ Census Area Unit (CAU) Medium Series 

Population Growth Projections and have been adjusted to account for 

residential building consent activity occurring between 2000 and 2014, with 

this extrapolated to the year of concern. This accounts for recent building 

activity, particularly important for the 5-10 year forecasts, and effectively 

updates Statistics NZ projections to reflect recent trends.   

 

International Tourist Spend 

The total international tourism retail spend has been derived from the 

Ministry of Economic Development Tourism Strategy Group (MEDTSG) 

estimates nationally. This has been distributed regionally on a ‘spend per 

employee’ basis, using regional spend estimates prepared by the 

MEDTSG.  Domestic and business based tourism spend is incorporated in 

the employee and PPH estimates.  Employees are the preferred basis for 

distributing regional spend geo-spatially as tourists tend to gravitate toward 

areas of commercial activity, however they are very mobile. 
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Total Tourist Spend Forecast  

Growth is conservatively forecast in the model at 2% per annum for the 

2015-2033 period. 

 

2015-2033 PPH Average Household Retail Spend 

This has been determined by analysing the national relationship between 

PPH average household income (by income bracket) as determined by the 

2013 Census, and the average PPH expenditure of retail goods (by income 

bracket) as determined by the Household Economic Survey (HES) 

prepared by Statistics NZ.   

While there are variables other than household income that will affect retail 

spending levels, such as wealth, access to retail, population age, 

household types and cultural preferences, the effects of these are not able 

to be assessed given data limitations, and have been excluded from these 

estimates. 

 

Real Retail Spend Growth (excl. trade based retailing) 

Real retail spend growth has been factored in at 1% per annum. This 

accounts for the increasing wealth of the population and the subsequent 

increase in retail spend.  The following explanation has been provided.     

Retail Spend is an important factor in determining the level of retail activity 

and hence the ‘sustainable amount ‘of retail floorspace for a given 

catchment.  For the purposes of this outline ‘retail’ is defined by the 

following categories:  

 Food Retailing 

 Footwear 

 Clothing and Softgoods 

 Furniture and Floor coverings 

 Appliance Retailing 

 Chemist 

 Department Stores 

 Recreational Goods 
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 Cafes, Restaurants and Takeaways 

 Personal and Household Services 

 Other Stores.   

These are the retail categories as currently defined by the ANZSIC codes 

(Australia New Zealand Standard Industry Classification). 

Assessing the level and growth of retail spend is fundamental in planning 

for retail networking and land use within a regional network. 

 

Internet Retail Spend Growth 

Internet retailing within New Zealand has seen significant growth over the 

last few decades. This growth has led to an increasing variety of business 

structures and retailing methods including; internet auctions, just-in-time 

retailing, online ordering, virtual stores, and etc.  

As some of internet spend is being made to on-the-ground stores, a 

proportion of internet expenditure is being represented in the Statistics NZ 

Retail Trade Survey (RTS) while a large majority remain unrecorded. At the 

same time this expenditure is being recorded under the Household 

Economic Survey (HES) as part of household retail spend, making the two 

datasets incompatible. For this reason Property Economics has assumed a 

flat 5% adjustment percentage on HES retail expenditure, representing 

internet retailing that was never recorded within the RTS. 

Additionally, growth of internet retailing for virtual stores, auctions and 

overseas stores is leading to a decrease in on-the-ground spend and 

floorspace demand. In order to account for this, a non-linear percentage 

decrease of 2.5% in 2016 growing to 9% by 2031 has been applied to retail 

expenditure encompassing all retail categories in our retail model. These 

losses represent the retail diversion from on-the-ground stores to internet 

based retailing that will no longer contribute to retail floorspace demand. 

 

Retail Spend Determinants 

Retail Spend for a given area is determined by: the population, number of 

households, size and composition of households, income levels, available 

retail offer and real retail growth. Changes in any of these factors can have 

a significant impact on the available amount of retail spend generated by 
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the area. The coefficient that determines the level of ‘retail spend’ that 

eventuates from these factors is the MPC (Marginal Propensity to 

Consume). This is how much people will spend of their income on retail 

items. The MPC is influenced by the amount of disposable and 

discretionary income people are able to access. 

 

Retail Spend Economic Variables 

Income levels and household MPC are directly influenced by several 

macroeconomic variables that will alter the amount of spend.  Real retail 

growth does not rely on the base determinants changing but a change in 

the financial and economic environment under which these determinants 

operate.  These variables include: 

 

Interest Rates: Changing interest rates has a direct impact upon 

households’ discretionary income as a greater proportion of income is 

needed to finance debt and typically lowers general domestic business 

activity. Higher interest rates typically lower real retail growth. 

 

Government Policy (Spending): Both Monetary and Fiscal Policy play a 

part in domestic retail spending.  Fiscal policy, regarding government 

spending, has played a big part recently with government policy being 

blamed for inflationary spending.  Higher government spending (targeting 

on consumer goods, direct and indirectly) typically increases the amount of 

nominal retail spend.  Much of this spend does not, however, translate into 

floorspace since it is inflationary and only serves to drive up prices. 

 

Wealth/Equity/Debt: This in the early-mid 2000s had a dramatic impact 

on the level of retail spending nationally.  The increase in property prices 

has increased home owners unrealised equity in their properties.  This has 

led to a significant increase in debt funded spending, with residents 

borrowing against this equity to fund consumable spending.  This debt 

spending is a growth facet of New Zealand retail.  In 1960 households 

saved 14.6% of their income, while households currently spend 14% more 

than their household income. 
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Inflation: As discussed above, this factor may increase the amount spent 

by consumers but typically does not dramatically influence the level of 

sustainable retail floorspace.  This is the reason that productivity levels are 

not adjusted but similarly inflation is factored out of retail spend 

assessments.   

 

Exchange Rate: Apart from having a general influence over the national 

balance of payments accounts, the exchange rate directly influences retail 

spending.  A change in the $NZ influences the price of imports and 

therefore their quantity and the level of spend.   

 

General consumer confidence: This indicator is important as consumers 

consider the future and the level of security/finances they will require over 

the coming year.   

 

Economic/Income growth: Income growth has a similar impact to 

confidence.  Although a large proportion of this growth may not impact 

upon households MPC (rather just increasing the income determinant) it 

does impact upon households discretionary spending and therefore likely 

retail spend. 

 

Mandatory Expenses: The cost of goods and services that are necessary 

has an impact on the level of discretionary income that is available from a 

households disposal income.  Important factors include housing costs and 

oil prices.  As these increase the level of household discretionary income 

drops reducing the likely real retail growth rate. 

 

Current and Future Conditions 

Retail spend has experienced a significant real increase in the early-mid 

2000s.  This was due in large part to the increasing housing market.  

Although retail growth is tempered or crowded out in some part by the 

increased cost of housing it showed massive gains as home owners, 

prematurely, access their potential equity gains.  This resulted in strong 

growth in debt / equity spending as residents borrow against capital gains 

to fund retail spending on consumption goods.  A seemingly strong 
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economy also influenced these recent spending trends, with decreased 

employment and greater job security producing an environment where 

households were more willing to accept debt.   

Over the last 5 years this has now reversed with the worldwide GFC 

recession taken grip.  As such, the economic environment has undergone 

rapid transformation.  The national market is currently experiencing low 

interest rates (although expected to increase over this coming year) and a 

highly inflated $NZ (increasing importing however disproportionately). Now 

emerging is a rebound in the property market and an increase in general 

business confidence as the economy starts to recover from the post-GFC 

hangover.  These factors will continue to influence retail spending 

throughout the next 5 or so years.  Given the previous years (pre-2008) 

substantial growth and high levels of debt repayment likely to be 

experienced by New Zealand households it is expected that real retail 

growth rates will continue to be subdued for the short term. 

 

Impacts of Changing Retail Spend 

At this point in time a 1% real retail growth rate is being applied by Property 

Economics over the longer term 20 year period.  This rate is highly volatile 

however and is likely to be in the order of 0.5% to 1% over the next 5 – 10 

years rising to 1% - 2% over the more medium term as the economy 

stabilises and experiences cyclical growth.  This would mean that it would 

be prudent in the shorter term to be conservative with regard to the level of 

sustainable retail floorspace within given centres. 

 

Business Spend 2013 

This is the total retail spend generated by businesses.  This has been 

determined by subtracting PPH retail spend and Tourist retail spend from 

the Total Retail Sales as determined by the Retail Trade Survey (RTS) 

which is prepared by Statistics NZ.  All categories are included with the 

exception of accommodation and automotive related spend.  In total, 

Business Spend accounts for 26% of all retail sales in NZ.  Business spend 

is distributed based on the location of employees in each Census Area Unit 

and the national average retail spend per employee. 
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Business Spend Forecast 2013-2033 

Business spend has been forecasted at the same rate of growth estimated 

to be achieved by PPH retail sales in the absence reliable information on 

business retail spend trends.  It is noted that while working age population 

may be decreasing as a proportion of total population, employees are likely 

to become more productive over time and therefore offset the relative 

decrease in the size of the total workforce. 
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APPENDIX : 3 SUBMISSION #814 SITE 
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APPENDIX : 4 FUTURE GREENFIELD AREAS 



 

  79 
26068739_2.docx 

APPENDIX : 5 THE PALMS 
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APPENDIX : 6 CHRISTCHURCH CENTRAL CITY 
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APPENDIX : 7 FIRESTONE SITE AND MAIN NORTH 

 


