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1. INTRODUCTION 

1.1 My name is Marius Damian David Ogg.  I am a Director of Valuation and 

Advisory Services at CBRE Limited ("CBRE") located in the Christchurch 

office.  I am responsible for the Christchurch valuation team of CBRE, a role 

I have held for the last 10 years, having been employed by CBRE since 

June 2000. 

1.2 This is the second statement of evidence I have prepared on the 

Christchurch Replacement District Plan (“Replacement Plan”).  My first 

statement of evidence dated 25 November 2014 was provided for the 

Strategic Directions hearing (“my first statement of evidence”), and I 

continue to support the views I expressed in that evidence.  Rather than 

repeating the evidence, I will adopt that evidence for the purposes of this 

second statement of evidence.  A summary of my qualifications and 

relevant past experience is contained within my initial statement of evidence 

which is attached in full as Appendix MDDO 1.   This evidence in part builds 

on my previous evidence. 

1.3 I have been engaged by the Crown, through the Canterbury Earthquake 

Recovery Authority ("CERA"), to provide evidence in relation to the 

commercial and industrial property sectors across Christchurch.  This 

evidence is provided to identify the commercial and industrial market 

dynamics in Christchurch now and into the immediate future, so that the 

Replacement Plan can provide direction for the opportunities that arise in 

the commercial and industrial sectors and inform decision making 

accordingly. 

2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as 

contained in the Environment Court's Practice Note 2014.  I have complied 

with the practice note when preparing my written statement of evidence, 

and will do so when I give oral evidence before the hearings panel.   

2.2 The data, information, facts and assumptions I have considered in forming 

my opinions are set out in my evidence to follow.  The reasons for the 

opinions expressed are also set out in the evidence to follow. 
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2.3 Unless I state otherwise, this evidence is within my knowledge and sphere 

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. SCOPE 

3.1 I have been asked to provide evidence in relation to the commercial and 

industrial property market (with a particular focus on the office sector).   

3.2 My first statement of evidence concentrated principally on the commercial 

and industrial property market.  In particular, the evidence addressed the 

following: 

(a) The impact of the earthquakes on the commercial and industrial 

markets, considered pre, during and post-earthquakes. 

(b) Supply and demand dynamics. 

(c) The recovery of the commercial and industrial market in 

Christchurch and initiatives to support that recovery. 

(d) The appropriateness of the outcomes sought by the Crown in Part A 

of its submission on the Replacement Plan (with regard to 

commercial and industrial property) and the direction to be provided 

in the Strategic Directions Proposal as a result. 

3.3 This statement of evidence: 

(a) Provides an update (from my first statement of evidence) on the 

supply and demand dynamics affecting the commercial and 

industrial property sectors at present, with a particular focus on the 

office sector. 

(b) Comments on concerns and the impact (if any) from a value 

perspective of the rezoning of specific office parks such as Show 

Place and Hazeldean Office Parks to “Industrial Office Zone” as part 

of the Replacement Plan. 

(c) Considers the relationship between market value and zoning with a 

focus on the possible value implications of changes to zoning. 

(d) Comments on the role of the Commercial and Industrial Proposals 

and the aim that they can provide direction for the opportunities that 
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arise in the commercial and industrial sectors, and inform decision 

making accordingly. 

3.4 My analysis of value and zoning variables is intended to be high level only.  

I have not attempted to complete a site by site analysis around the city to 

emphasise the relationship between market value and zoning.  I have 

simply sought to outline why a developer may pay a certain price for one 

zoning against another together with examples of the potential impact of a 

change in zoning (or the rules within a zone) can have on end value. 

4. EXECUTIVE SUMMARY 

4.1 The commercial and industrial property markets continue to perform 

strongly with high levels of unsatisfied demand resulting in instances of high 

prices (and subsequently low yields) being achieved for prime properties 

across most price brackets.  There has in my view been a measure of 

stabilisation in the market in recent quarters from a land absorption 

perspective (the amount of development land that is being purchased), and 

a plateauing of the increases being achieved in rental levels post-

earthquakes. 

4.2 Given the level of existing (pre-earthquake buildings that remain in use), 

constructed (post-earthquake), currently under construction or proposed 

central city office stock, there is potential for an over-supply situation to 

emerge over the short term.  Including each of the categories mentioned 

above, there is at present a total of approximately 268,000 sqm of office 

space within the central city, of which approximately 156,000 sqm has been 

occupied or has tenant commitment; leaving approximately 111,000 sqm or 

42% vacant.  If proposed stock is removed, vacancy drops to approximately 

54,000 or 26%.  Given the level of supply, it is likely that many of the 

proposed developments will not eventuate.  This is due, primarily, to the 

inability to lease the vacant space. 

4.3 The current supply position is already putting increasing pressure on 

developers or owners to lease vacant space leading to the re-introduction of 

incentives (landlord contributions) to the market, lowering net rentals.  

Whilst not ideal for landlords, this is likely to enable a wider level of 

affordability within the CBD (via lower rentals) which in turn has the 

potential to attract additional occupiers back to the CBD, who were 

previously priced out (because rents were seen as too high). 
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4.4 I have been asked to provide my opinion on whether I have any concerns or 

whether there are any value or investor implications on office parks (such 

as Show Place and Hazeldean within Addington) as a result of the change 

in zoning for those office parks to “Industrial Office Zone” under the notified 

version of the Replacement Plan (subsequently rezoned “Commercial 

Office Zone” under the Council’s revised version of Proposal 15, dated 8 

April 2015). 

4.5 Overall I am of the view that the value implication of the change in zone (for 

the referenced office parks) in the notified version is nominal.  However, 

there is in my experience a perception that the Industrial Office Zone 

suggests an industrial environment which I believe does not fit with the 

nature of the office parks.  Within the latest revised Proposals, the Council 

has rezoned such office parks as “Commercial Office Zone”.  I consider this 

a positive move which alleviates my concerns on the matter. 

4.6 I have been requested to consider the relationship between market value 

(on the basis of underlying land) and the implications of changes to zoning 

(and/or changes to rules that apply in a zone).  There are many variables 

which impact the value of land both positively and negatively, with zoning 

(and rule changes) being only one such variable; albeit a crucial one. 

4.7 In adopting development feasibility analysis, my view is that changes to 

zoning (or rules within a zone) can have a clear impact on underlying land 

values and, potentially therefore, on business and investor sentiment and 

decisions.   

5. UPDATED SUPPLY AND DEMAND DYNAMICS FOR THE 

COMMERCIAL AND INDUSTRIAL PROPERTY MARKETS 

5.1 My first statement of evidence provided an overview of the commercial and 

industrial markets pre, during and post-earthquakes.  This statement builds 

on and updates that overview where appropriate. 

5.2 I have observed there to have been limited, if any, change to the retail and 

industrial markets since the preparation of my first statement of evidence.  

The industrial sector has arguably started to plateau with a levelling off of 

land absorption (for certain developments or locations), and a stabilising of 

increases in base rental levels from the levels which were in operation 

immediately post the Canterbury earthquakes.  While we are likely to 

continue to see rental growth for certain sub-sectors of the industrial market 
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(such as for good quality pre-earthquake existing stock), I am witnessing an 

increased resistance from potential occupiers to the rental levels proposed 

from developers for new design build product. 

5.3 The investment market (which incorporates primarily improved properties - 

those with buildings) continues to perform strongly with high values being 

achieved in instances for prime property; instances which satisfy all key 

investment fundamentals (for example fundamentals such as building 

quality, location, tenant covenant, lease terms and conditions) required from 

investors. There continues to be high levels of demand and a shortage of 

quality investment stock (improved property) available. 

5.4 As outlined in my first statement of evidence, there has been a proliferation 

of office product provided in suburban areas in the form of refurbished, 

converted and new build space, in the post-earthquake environment.  I am 

of the view that we are now witnessing a definitive slowdown in the new 

supply of office stock in suburban locations. Primarily this is due to reduced 

demand and the level of new stock within the CBD and fringe creating 

reversionary risk for existing suburban buildings.  Reversionary risk 

considers value at the end of the current tenant(s) occupancy of a building.  

Such risk is heightened by whether or not existing tenants will stay on in the 

future or relocate to the CBD.  While still at an embryonic stage, this 

situation is pointing to downwards pressure on existing rental levels, in the 

suburban market. 

5.5 Notwithstanding the position mentioned in the previous paragraph, a re-

analysis of new suburban supply post-earthquakes indicates a total of 

approximately 65,000 square metres (“sqm”) has been built post-

earthquakes against my previous analysis of 50,000 sqm.  (Refer 

paragraph 8.1 of my  first statement of evidence).  This increases the total 

of suburban office stock to approximately 256,000 sqm. An estimate of the 

suburban office stock1 (by net lettable area) is shown in Table 1. 

Table 1 

SUBURBAN OFFICE STOCK POST EARTHQUAKE

Office Stock Pre Earthquake 177,062 sqm 69.0%

Less Stock removed from Supply -5,550 sqm -2.2%

New Office Space Post Earthquake 65,000 sqm 25.3%

Suburban Office Stock 256,512 sqm 100%
 

                                                
1 Sourced from CBRE Research.  
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5.6 The reason for the increase in supply is the inclusion of two new buildings 

along Moorhouse Avenue and the reconsideration of balance stock, 

incorporating all of the new office stock that has been completed post-

earthquakes. This remains an estimate only given the constant change to 

new or proposed developments. 

5.7 Such constant variation is also reflected in the CBD office stock and supply. 

The level of supply (proposed developments) and levels of occupancy (new 

space that has been leased) is constantly changing.  As such, while I am 

comfortable with my analysis of the CBD office stock and that it is a fair 

reflection of the current status of the CBD office market, it is a snapshot in a 

point of time only and can change quickly.  An example of this is where 

proposed developments are withdrawn and therefore removed from future 

supply.   

5.8 I have reanalysed the status of CBD core office stock that existed pre-

earthquakes since my first statement of evidence (see Table 6 of that 

evidence).  Such has been reanalysed to ensure that the analysis is as 

accurate as possible for this evidence.  Table 2 below shows the figures for 

CBD office stock from my first statement of evidence in the top row, and the 

figures from my reanalysis in the bottom row. 

Table 2 

CBD OFFICE STOCK STATUS POST EARTHQUAKE
Combined Remaining Demolished Unknown Maximum

Stock (sqm) (sqm) (sqm) Potential

Original Evidence - November 2014 44,082 360,570 9,705 53,786

Current Evidence - April 2015 50,100 350,700 13,600 63,700

 

5.9 Changes to the figures given in my first statement of evidence for CBD 

office stock are the result of buildings that were earmarked to be 

demolished, and which now have either been reclassified as part of the 

“Unknown” category (meaning the future of the building is uncertain in that 

they could either be repaired and added back to supply, or demolished) or 

are to be repaired and will form part of remaining stock.  This analysis 

shows that, of the 415,000 sqm of CBD office stock prior to the 

earthquakes, approximately 50,100 sqm remains and a substantial 84% of 

the previous CBD core stock has been demolished.  3.28% of office stock is 

classified as “Unknown”.   
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5.10 The private sector has continued to respond to demand and has delivered 

considerable product within the CBD core2.  The following table3 (Table 3) 

shows a summary of CBD office stock, broken down by existing and 

operational (pre-earthquake buildings), existing and unknown status, new 

product completed, under construction or proposed. 

Table 3 

CBD OFFICE SNAP SHOT BY BUILDING STATUS

STATUS Existing Existing & New Build Under Proposed Maximum

& Operational Unknown Status Complete Construction Potential

(sqm) (sqm) (sqm) (sqm) (sqm) (sqm)

Total Stock 50,100 13,600 23,400 135,900 45,500 268,500

Occupied / 49,500 0 17,800 88,200 1,200 156,700

Tenant Commitment 99% 76% 65% 3% 58%

Vacant Space 600 13,600 5,600 47,700 44,300 111,800

1% 100% 24% 35% 97% 42%
 

5.11 The above analysis shows that, incorporating all product that exists and is 

under construction together with that proposed, there is a total of 

approximately 268,000 sqm of office space in the CBD. The strength of this 

analysis is that it has been completed on a building by building basis. 

However, weaknesses of the analysis are that there is no guarantee that 

proposed stock or buildings with an unknown status will ultimately be viable 

and therefore completed and added to new supply. 

5.12 This analysis shows that approximately 58% of office space, or just on 

156,000 sqm, is either occupied or has confirmed tenant commitment.  This 

leaves approximately 42%, or 111,000 sqm, vacant.  This vacancy is in part 

accounted for by proposed stock (which is yet to be leased).  However, a 

considerable level of the vacant office space is located in completed 

buildings (24% or 5,600 sqm) and product which is under construction (35% 

or 47,700 sqm). 

5.13 The following table (Table 4) provides a breakdown of all stock (i.e. that 

exists, is under construction, or is proposed) by sub-category locations 

within the CBD.  A map which shows the sub-category locations is 

appended (Appendix MDDO-2). 

                                                
2 For the purposes of this updated analysis, the CBD core is defined primarily by Manchester and Madras Streets 
to the east, Montreal Street to the west, St Asaph Street to the south and Peterborough Street to the north 
including Victoria Street up to Bealey Avenue. 
3 Sourced from CBRE Research. 
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Table 4 

CBD OFFICE SNAP SHOT BY LOCATION - OVERALL (INCLUDING UNKNOWN STATUS & PROPOSED)

Location CBD  'West Of Victoria St Innovation South Health North East Maximum

Core The River' Precinct Precinct Fringe Precinct Fringe Potential

(sqm) (sqm) (sqm) (sqm) (sqm) (sqm) (sqm) (sqm)

Total Stock 81,100 103,500 37,100 19,600 12,000 10,000 5,200 268,500

Occupied / 52,600 51,000 18,200 15,100 12,000 5,700 2,100 156,700

Tenant Commitment 65% 49% 49% 77% 100% 57% 40% 58%

Vacant Space 28,500 52,500 18,900 4,500 0 4,300 3,100 111,800

35% 51% 51% 23% 43% 60% 42%
 

5.14 The level of vacancy in the majority of the locations identified in Table 4 

remains a concern. It is evident that, if all proposed buildings are 

constructed, the central city office market is in or close to an over-supply 

position. 

5.15 Given the level of new stock and the likelihood of the over-supply 

equilibrium being triggered, it is probable that many of the proposed 

buildings will not eventuate due, primarily, to the inability to lease the space.  

The current supply position is already putting increasing tension on 

developers and owners to lease vacant space with this tension ultimately 

leading to downwards pressure on rental levels.  As such we have seen the 

reintroduction of incentives (contributions by the landlord by way of fitout, 

rent free periods or cash inducements for example) to lubricate leasing 

activity.  Such incentives decrease the net effective (the actual rent once 

incentives are allowed for) rental level received. 

5.16 If proposed stock is excluded, the level of vacancy reduces considerably.  

Table 5 below shows the same breakdown as Table 4 above however 

excluding all proposed product. 

Table 5 

CBD OFFICE SNAP SHOT BY LOCATION - EXISTING OPERTIONAL, COMPLETE & UNDER CONSTRUCTION ONLY

Location CBD  'West Of Victoria St Innovation South Health North East Maximum

Core The River' Precinct Precinct Fringe Precinct Fringe Potential

(sqm) (sqm) (sqm) (sqm) (sqm) (sqm) (sqm) (sqm)

Total Stock 59,500 83,200 24,200 18,600 12,000 6,700 5,200 209,400

Occupied / 51,500 51,000 18,200 15,100 12,000 5,600 2,100 155,500

Tenant Commitment 87% 61% 75% 81% 100% 84% 40% 74%

Vacant Space 8,000 32,200 6,000 3,500 0 1,100 3,100 53,900

13% 39% 25% 19% 16% 60% 26%
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5.17 Table 5 shows that if proposed stock is removed from supply, which in my 

opinion is a probable outcome over the short term, current vacancy is 

reduced to 53,900 sqm or 26%. 

5.18 This is the situation at the present point of time and has the potential to 

change over the short term.  A potential positive outcome is that a reduction 

in rental levels in the CBD, whilst not ideal for current landlords, may be a 

catalyst for alternative occupiers currently in suburban locations to relocate 

back to the CBD now that rentals have become more affordable.  This will 

help absorb vacant space.  Previously such occupiers considered 

themselves (in part) priced out of this market because of the rental levels 

being charged. 

6. OFFICE PARK SPOT ZONING 

6.1 I have been asked to provide my opinion on whether there are any value or 

investor implications for office parks (such as Show Place and Hazeldean 

within Addington) as a result of the change in zoning from Business 4 under 

the operative District Plan to “Industrial Office Zone” under the notified 

version of the Replacement Plan.  I understand that in the Council's latest 

versions of Proposals 15 and 16, the zoning of these office parks has since 

been altered from "Industrial Office Zone" under Proposal 16 to 

"Commercial Office Zone" under Proposal 15. 

6.2 In this evidence, I have used the Show Place and Hazeldean office parks 

as examples. These office parks are established developments with a 

mixture of older (pre-earthquake) and new build (post-earthquake) office 

product interspersed with future development land. 

6.3 There is general understanding of the development criteria and options 

available under the existing Business 4 zoning, as opposed to the notified 

Industrial Office zoning. This may simply be due to the limited timeframe the 

Replacement Plan has been available to be considered by the market. 

6.4 In comparing the zonings, while there appear to be some changes in the 

specific planning detail, in general the ability to use residual land on the 

sites in question as office accommodation, remains a permitted activity.  

Therefore, from the perspective of an informed developer or purchaser, I 

consider there would be nominal (if any) difference from a market value 

perspective.  
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6.5 That said, on the basis of my work in this market, I have identified a 

perception that the “Industrial Office Zone” has connotations of industrial 

product which does not fit with the nature of the office developments. 

6.6 Under the Council’s revised versions of Proposals 15 and 16 the zoning of 

these office parks has been altered to “Commercial Office Zone” (within 

Proposal 15).  I consider this to be positive and it alleviates my concerns 

noted above. 

7. RELATIONSHIP BETWEEN MARKET VALUE AND ZONING 

7.1 I have been asked to consider the relationship between market value and 

zoning and the impact on value (if any) of zoning changes.  Market value is 

influenced by many variables which in turn ultimately influence investment 

and business decisions.  While not the sole determinant, a key variable is 

the underlying zoning of a particular property and accordingly, in the case of 

say a vacant site, its development potential. 

7.2 In accordance with International Valuation Standards (2013)4 “market 

value” is defined as: 

“The estimated amount for which an asset or liability should exchange at 

the valuation date between a willing buyer and a willing seller in an arm’s 

length transaction, after proper marketing, wherein the parties have acted 

knowledgeably, prudently and without compulsion.” 

7.3 Whilst improved properties can clearly be used to determine market value, 

for this analysis, I have considered underlying land only (cleared of any 

improvements).  Land in its raw state provides in my view the most 

universal and consistent starting point (on the assumption of identical 

subterranean and geotechnical influences).  It is therefore the most direct 

embodiment of value subject to certain external variables which ultimately 

drive such end value.  Such variables include (but are not limited to) 

location, zoning, demand and highest and best use. 

7.4 Given land is fixed in supply and immobile, demand is arguably the sole 

over-arching determinant of value.  Value varies directly with demand - be it 

for land (in its raw state), end use (what can be built on the land) or value of 

improved property (type of building completed).   

                                                
4 As per guidelines completed and produced by International Valuation Standards Council, 2013. 
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7.5 In relation to land, demand has many influences on value. Ultimately in my 

opinion these influences are best represented by utility, scarcity and 

desirability.  These three categories (interlinked with highest and best use) 

set the foundation for most underlying land value drivers.  By way of 

example: 

7.5.1 Utility  The end value of land - what is legally 

permissible on the site from a zoning, 

building control and planning perspective? 

7.5.2 Scarcity   The correlation between a desirable 

location (demand) with limited supply which 

ultimately increases the underlying value. 

7.5.3 Desirability  The desirability from a location and end use 

perspective.  Location influences the 

underlying value significantly due to many 

specific characteristics such as end use, 

demand, surrounding amenities, population 

growth, accessibility and transportation 

links. 

7.5.4 Highest and Best Use  What is physically, legally and economically 

feasible on the land? 

7.6 Therefore, while the underlying zoning of a site is not the only determinant 

of value, it is clearly a key variable.  Ultimately, changes to the zoning (or 

specific rules or criteria within a zone) and therefore to what is legally 

permissible on a site can influence its end use and, subsequently, demand 

and value. 

Development Feasibilities 

7.7 The value of a development site is ultimately determined by many of the 

variables noted above.  The key starting point to determining land value is 

through an assessment of development feasibility.   

7.8 An early step for any development proposal is to utilise a static feasibility 

format, which is typically universally applied (by developers) to determine 

the viability and profitability of a project and, therefore, what can be paid for 

the underlying land.  Static feasibility is an analysis of cashflows in a static 

context.  The time value of money is in effect accounted for by establishing 
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notional finance costs, while allowing for a profit margin.  A hypothetical 

feasibility model can be expressed as follows: 

STATIC FEASIBILITY MODEL

Estimated Value @ Practical Completion A

Total Project Costs & Profit

Development Profit

Project Costs

Total Project Costs & Profit B

Land Value A - B

 

7.9 As can be seen, the development feasibility works by determining the value 

of the proposal at completion and then deducting all associated project 

costs (construction costs, council costs, infrastructural costs, associated 

finance costs and profit margin).  The difference between the value at 

completion and the total project cost is the land value in this instance. 

7.10 I have completed an example of two feasibilities for what were live projects 

for both an office building within the central city and an industrial building in 

Hornby, to outline the underlying land values derived.  (Appendix MDDO 3-

Feasibility Analysis). 

Impact of Zoning Changes on Value 

7.11 The following table (Table 5) shows a basic feasibility build-up of a 

development in simple bar graph form. 
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Table 5 

 

7.12 This bar graph illustrates the components that make up a development to 

ensure it is feasible.  The end value of the project must be sold at 10 to 

ensure that the cost of construction (recorded at 7), land (2) together with 

an adequate profit margin (1), are allowed for.  This assumes that the 

highest and best use of the site is obtained. 

7.13 Changes to zoning or specific rules in a zone, can have both a positive and 

negative affect on underlying land value.  An example of a positive outcome 

is rural land on the edge of an urban metropolitan area being rezoned 

residential, enabling more intensive development. Examples of negative 

impacts are where a change in zoning or rules results in a reduced site 

(number or size of sections that can be developed) or building yield (the 

size of the end building allowed under the zoning reducing from say five 

levels to four levels). 

7.14 If changes to the underlying zoning and planning requirements alter the end 

development yield or product (size of the building, square metres able to be 

built, type of use, for example) this may have an impact on the end value.  

On the basis that construction costs remain unchanged (which is quite 

conceivable if there are additional building requirements) the following table 

(Table 6) shows the impact that this can have on the underlying land value.  
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Table 6 

 

7.15 This feasibility analysis shows that, if the end value is decreased as a result 

of the type of property that can be developed, the only realistic variable that 

can be adjusted to continue to make the feasibility work is the underlying 

land value.  The construction costs remain the same in this example and it 

is unreasonable for a developer to compromise its development margin 

because of the cost of outlay (development costs). Therefore, the only 

variable that is negotiable in this instance is the underlying land value.  The 

example above shows the land value decreasing from 2 to 1 which is 

actually 50%, implying an inflated impact on value.  The land value needs to 

decrease to this level to make the same feasibility (as per Table 5) work. 

7.16 An alternative example (Table 7 below) using the same parameters, shows 

end value remaining unchanged at 10. However, given hypothetical 

changes to zoning (which, through increased prescription or rule changes 

for example causes increased costs for a project), there is an increase in 

the construction costs from 7 up to 8.  This has the same impact. Again, the 

only alternative variable that can alter is the underlying land value.   
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Table 7 

 

7.17 These examples are given to illustrate the point that while development 

feasibilities are a leveraged model, a slight adjustment to the zoning (or rule 

changes) can have a direct impact on the underlying land value.  In 

instances and as shown in the examples above, this influence can have an 

inflated impact on underlying value. 

7.18 Relating this back to Christchurch, I am aware of many developers 

attempting to make feasibilities possible on particular sites.  An office 

building for example might have a rental level that is effectively capped at, 

say, $400.00 per sqm (with the occupier market showing resistance above 

this level at present).  This sets a cap on end income of the project and, 

hence, on the end value.  Construction costs are out of the direct control or 

influence of the developer and with the profit margin non-negotiable.  

Therefore, the only variable that can be altered is the underlying land value, 

which needs to be lower in instances to make feasibilities work. 

7.19 In relating this back to the Replacement Plan, the Council needs to be 

mindful of delivering a more permissive and supportive planning framework 

that does not negatively influence investment/developer decisions and 

underlying land values, without materially compromising the urban and build 

form design outcomes. 
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8. ROLE OF THE COMMERCIAL AND INDUSTRIAL PROPOSALS 

8.1 This evidence has been provided, like my first statement of evidence, to 

identify the commercial and industrial market dynamics in Christchurch now 

and in the immediate future so that the Replacement Plan, and Proposals 

15 and 16 in particular, can provide direction for the opportunities that arise 

in the commercial and industrial sectors and inform decision making 

accordingly. 

8.2 From a non-planning framework perspective (I am not a planner and do not 

hold myself out to have expertise in this area), the outcomes of Proposals 

15 and 16 will enhance the commercial and industrial property markets if 

they provide positive signals to business and the investment market, 

assistance with enabling recovery and efficient business development 

opportunities. 

8.3 On the basis of a regulatory framework that gives primacy and support to 

the central city of Christchurch, I agree with the conclusions within Mr 

Benjamin King’s evidence, and in particular with his view of the need for “a 

strong and vibrant central city” that “will support local, regional and national 

economic well-being.”5 

8.4 Under section 9 of my first statement of evidence I outlined desirable 

position for recovery of the commercial and industrial markets.  These are 

briefly summarised as follows: 

(a) A thriving and self-sufficient central city and CBD core with a strong 

office and retail precinct. 

(b) The property sector having enough scope, flexibility and opportunity 

to assist with the rebuild and revitalisation of not only the city, but 

also the re-establishment or relocation of businesses. 

(c) The provision of sufficient and suitable land for redevelopment 

(greenfield and brownfield). 

(d) Continue support for temporary and/or out of zone activities over the 

short-medium term (3-5 years). 

                                                
5 Evidence of Mr King, paragraph 4.1. 
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(e) Simplified and streamlined consenting process with clear and 

concise requirements that can be easily understood and respected 

by participants in the market. 

8.5 With Proposals 15 and 16, there is an opportunity to provide a planning 

framework that is understandable and supportive in use and that sends the 

right message of desired recovery to the business and investment markets. 

9. CONCLUSION 

9.1 Whilst positive steps in the recovery of the commercial and industrial 

markets continue to take place post-earthquakes, we are entering a more 

‘settling’ phase which is likely to lead to increased challenges, particularly 

from a supply and demand perspective.  As outlined in my first statement of 

evidence, and as built upon within this statement, there are many desirable 

outcomes for the property sector which in part can be supported in 

conjunction with the Replacement Plan. 

 
 
 
 
 
_________________ 

Marius Damian David Ogg 

24 April 2015 
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1. INTRODUCTION 

1.1 My name is Marius Damian David Ogg.  I am a Director of Valuation and 

Advisory Services at CBRE Limited ("CBRE") located in the Christchurch 

office.  I am responsible for the Christchurch valuation team of CBRE, a role 

I have held for the last 10 years, having been employed by CBRE since 

June 2000. 

1.2 I hold a Bachelor of Arts from Otago University and a Bachelor of 

Commerce (Valuation and Property Management) from Lincoln University.  

I am a Registered Valuer, Licenced Real Estate Salesperson, a Fellow of 

the New Zealand Property Institute and the New Zealand Institute of 

Valuers, and the immediate past Chairman of the Canterbury Westland 

Branch of the New Zealand Property Institute. 

1.3 I commenced working in the valuation industry from late 1997 and have 

been in continuous practice since this time.  I initially worked in Auckland 

and post my relocation to Christchurch in late 2003, I have primarily worked 

the local Canterbury market. 

1.4 Within Christchurch and the wider Canterbury region I have been involved 

in virtually all aspects of property valuation over the last 10 years.  This has 

principally been in the commercial property sector (office, industrial and 

retail), but has also included residential and industrial development land 

and larger residential development projects. 

1.5 Examples of valuation and consultancy assignments and projects I have 

been involved in are in Appendix MDDO1 to this evidence. 

1.6 I have been engaged by the Crown, through the Canterbury Earthquake 

Recovery Authority ("CERA"), to provide evidence in relation to the 

commercial and industrial property sectors across Christchurch.  This 

evidence is provided to identify the commercial and industrial market 

dynamics in Christchurch now and into the immediate future, so that the 

Christchurch Replacement District Plan (the "Replacement Plan"), and the 

Strategic Directions Proposal in particular, can provide direction for the 

opportunities that arise in the commercial and industrial sectors and inform 

decision making accordingly. 

1.7 I have been providing the Crown with my expertise since early 2013. 
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2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as 

contained in the Environment Court's practice note (which will take effect 

from 1 December 2014).  I have complied with the practice note when 

preparing my written statement of evidence, and will do so when I give oral 

evidence before the hearings panel.   

2.2 The data, information, facts and assumptions I have considered in forming 

my opinions are set out in my evidence to follow.  The reasons for the 

opinions expressed are also set out in the evidence to follow. 

2.3 Unless I state otherwise, this evidence is within my knowledge and sphere 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. SCOPE 

3.1 I have been asked to provide evidence in relation to the commercial and 

industrial property market (with a particular focus on the office sector).   

3.2 My evidence will address the following: 

(a) The pre-earthquake commercial and industrial market in Christchurch.  

(b) The impact of the earthquakes on the commercial and industrial market 

in Christchurch. 

(c) The current state of the commercial and industrial market in 

Christchurch. 

(d) Supply and demand dynamics. 

(e) What is desirable for the recovery of the commercial and industrial 

market in Christchurch. 

(f) The appropriateness of the outcomes sought by the Crown in Part A of 

its submission on the Replacement Plan (with regard commercial and 

industrial property) and the direction to be provided in the Council's 

Strategic Directions Proposal as a result. 
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4. EXECUTIVE SUMMARY 

4.1 The overall impact of the earthquakes on the Christchurch commercial 

property market was dramatic and in part devastating.  It transformed an 

established and self-sufficient Central Business District ("CBD") occupied by 

approximately 50,000 workers and associated businesses to a non-

accessible CBD core where the vast majority of previous built stock was 

demolished. 

4.2 Prior to the Canterbury earthquakes, the CBD had a total office stock of 

approximately 415,000 square metres ("sqm") with overall vacancy sitting at 

10.10%.  The suburban office sector had stock of approximately 177,000 

sqm however with higher vacancy levels (particularly A and B grade stock), 

therefore more competition amongst landlords. 

4.3 The impact on the commercial market was unprecedented and has resulted 

in an evolving city with a mixture of both positive and negative variables.  

Within the CBD for example, following the earthquakes and widespread 

building demolition, the retained central CBD stock was reduced to 45,000 

sqm plus approximately 10,000 sqm of buildings with an uncertain future.  

Combined, this represents 12.90% of the previous pre-earthquake stock.  

Pressure on resources and available space has led to near nil vacancy levels 

and a mix of temporary accommodation solutions.  This is particularly to the 

north and west of the city when largest concentration of business and worker 

relocation took place. 

4.4 As the market moved through the early stages of recovery, a significant 

supply of new and converted stock was completed in both the suburban and 

fringe CBD, on the back of unprecedented demand.  For the suburban 

market, including new supply, I estimate current suburban stock to be 

approximately 240,000 sqm.  There is approximately 235,000 sqm of stock 

post-earthquake within the CBD core and west of the Avon River that has 

been retained, constructed, is under construction or proposed.  Combined 

with the suburban stock this equates approximately 475,000 sqm vs 591,000 

sqm pre-earthquake events.  The level of development complete, under 

construction or proposed to the west of the river, is at such a level it has 

realigned the boundaries of the core CBD to now straddle the Avon River. 

4.5 Currently there is still considerable development under construction, however 

supply has slowed in a suburban context.  There remains an active fringe 

CBD construction market, with a number of significant developments under 
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way in the CBD core6.  Demand is waning at the top (high quality) end of the 

market, as a number of tenants (particularly A grade occupiers) have 

committed to space.  There are a number of A grade projects which are 

complete (or near complete) that still have available space. 

4.6 Notwithstanding, there remains a dearth of lower grade or lower rental 

options for occupiers in the market, forcing in many instances, businesses 

and tenants to remain in temporary accommodation.  This is a challenge for 

the market, to satisfy this demand into the future. 

4.7 Prior to the Canterbury earthquakes, the CBD had a functioning, although 

struggling central city retail precinct, underpinned by the office market 

workforce.  The wider retail sector was dominated by suburban shopping 

centres and bulk retail outlets.  The earthquake events, CBD cordon and 

worker exodus had a dramatic impact on CBD retail businesses who were 

forced to close or, if and where possible, relocate.  Shopping and bulk retail 

centres continued to benefit, with in most instances a considerable spike in 

pedestrian numbers and subsequent turnover. 

4.8 Prior to the Canterbury earthquakes, the industrial sector was well 

established across the city.  The earthquakes had a heavy impact on this 

sector, leading to widespread business interruption, relocations and in 

instances, closures.  Likewise in the office and retail markets, vacancy levels 

decreased dramatically leading to a considerable shortage of existing 

available stock, forcing occupiers to turn to the design build market.  This in 

turn has seen a strong takeup of industrial land and new build rental levels 

being achieved. 

4.9 In my opinion, there are a number of desirable outcomes that would assist 

the city and in particular the commercial and industrial property market to 

recover in a post-earthquake environment.  Such outcomes include (but are 

not limited to): 

(a) A thriving and self-sufficient central city and CBD core with a strong 

office and retail precinct. 

(b) The property sector having enough scope, flexibility and opportunity to 

assist with the rebuild and revitalisation of not only the city, but also the 

re-establishment or relocation of businesses. 

                                                
6 For the purposes of my analysis, the CBD core is defined primarily by Madras Street to the east, Rolleston 
Avenue to the west, Lichfield Street to the south and Peterborough Street to the north, including Victoria Street up 
to Bealey Avenue. 
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(c) The provision of sufficient and suitable land for redevelopment 

(greenfield and brownfield). 

(d) Continued support for temporary and out of zone activities over the 

short-medium term (3-5 years). 

(e) Simplified and streamlined consenting process with clear and concise 

requirements that can be easily understood and respected by 

participants in the market. 

4.10 Having considered the Crown's submission and the Strategic Directions 

Proposal, there is in instances clear correlation between these documents 

and my views on desirable positions for recovery as noted above.  Therefore 

in broad terms I am supportive of the strategic direction aims sought by the 

Crown, in the hope that the Replacement Plan can provide direction for 

opportunities and more informed decision making in the commercial and 

industrial sectors. 

5. THE PRE-EARTHQUAKE COMMERCIAL AND INDUSTRIAL MARKET IN 

CHRISTCHURCH 

5.1 Just prior to the earthquake events, the commercial property market in 

Christchurch (being the office, retail and industrial sectors) could be 

described as subdued, particularly from an investment perspective as there 

were limited transactions and relatively tough trading conditions.  These 

market conditions were particularly apparent following the global financial 

crisis. 

5.2 Whilst both rental and sales activity were still evident, such activity was down 

on previous years (say 2004-2007), particularly the activity in the period 

2006-2007 which is generally accepted as the previous property market cycle 

peak. 

Office Sector 

5.3 The CBD core was dominated by established buildings with limited new 

product outside of the IRD building at 224 Cashel Street completed in late 

2008, HSBC Tower on Worcester Street completed in 2009 and the Fairfax 

building and Civic Offices (both under construction/refurbishment in late 

2010). 
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5.4 By my analysis, just prior to the earthquake events, the completed office 

stock in the core CBD (including the Fairfax and Civic buildings) totalled 

approximately 415,000 sqm across the A-D grades (Building ‘grades'; are 

the different categories of buildings from a quality and therefore rental 

perspective).  This is summarised in Table 17: 

Table 1 

CBD OF F ICE  S T OCK  P RE EART HQUAK ES
G rade F l oor  A re a %  of T o ta l

(sqm)

A 79,209 19.1%

B 114,637 27.7%

C 109,511 26.4%

D 110,999 26.8%

T ota l 414,356 100.0%  

5.5 As at early-mid 2010, the vacancy across the CBD office stock was 

approximately 10.10% across all grades.   

5.6 As at June 2010, CBRE also completed a Suburban Office Stock Summary 

of all of the A-D grade office stock in the Christchurch city environs outside 

of the core CBD.  This was based on all buildings with 500 sqm of space or 

greater.  This is as per Table 28. 

Table 2 

S UBURBAN OFF ICE  ST OCK P RE  EART HQUAKE  BY G RADE &  S UBURB*
S ubu rb G rade  A G rade  B G rade  C Grade  D T ota l

Addington 32,184 19,012 5,451 - 56,646

Burnside - - 26,429 7,556 33,985

Christchurch Central - 13,024 10,335 2,460 25,819

Merivale - - 573 - 573

Middleton - 10,465 7,697 - 18,162

Papanui - 869 - 2,090 2,959

Riccarton - 1,320 10,019 11,902 23,240

Sydenham - - 9,441 - 9,441

Other - - 5,524 714 6,237

T otal 32,184 44,690 75,467 24,721 177,062

* Core data based on June 2010 Survey  

5.7 There was approximately 177,000 sqm of office stock outside the core 

CBD.  Such stock was dominated by larger pockets within Burnside and 

Riccarton.  Addington provided the greatest concentration of stock 

                                                
7 Sourced from CBRE Research 
8 Sourced from CBRE Research 
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dominated by office parks such as Show Place, Wrights Road Business 

Park and Hazeldean Business Park. 

5.8 The overall vacancy rate for the suburban stock was 13.6% across all 

grades, dominated by grade A and B stock at 33.60% and 16.50% 

respectively.   

5.9 Based on my experience, there was a measure of pressure on suburban 

landlords immediately prior to the earthquake events, particularly for A and 

B grade product where there was considerable oversupply and therefore 

vacancy and competition.  This is evident in the above analysis, in particular 

the level of vacancy for these grades. 

5.10 Of particular interest for the impact of rental levels for office stock post-

earthquake events is a snapshot of the rental levels achieved prior.  The 

rental rates show the cost of the premises on a dollar per square metre 

basis.  Average net rental ranges9 for A and B grade product within the 

CBD core and suburban markets areas shown in Table 3: 

Table 3 

N ET  OF F ICE  RE N TAL  RAT E S  -  PRE  QUAK E

A G r ade B G rade

CBD Core $225 - $350 $175 - $225

Suburban $225 - $300 $150 - $200

* Overall average adopted, exceptions noted  

5.11 The above provides a typical average net (excluding outgoings) rental 

range with exceptions being noted. 

Retail Sector 

5.12 The CBD had a functioning although struggling central city retail precinct.  

This precinct was underpinned by the office sector, in particular the daytime 

work force. 

5.13 The central city precinct struggled with low pedestrian numbers (particularly 

at the weekend) and this impacted on turnover/business viability.  A key 

variable for this struggle was the dominance of the suburban shopping 

centres. 

                                                
9 Sourced from CBRE Research 
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5.14 The wider retail sector within the Christchurch environs had (and continues 

to have) a large presence of suburban shopping centres and bulk retail 

outlets.  Historically, this in my opinion was at the sacrifice of CBD retail.  

Approximate net lettable area analysis10 of such stock prior to the 

Canterbury earthquakes is as per Table 4. 

Table 4 

S HOP P ING  CENT RES  &  BULK  RE TA IL  NE T  LE TT ABLE  ARE AS  -  PRE  QUAK E
Re tai l  T ype Bu lk

City Regional Ne ighbourhood T otal Re tai l

S hopping Ce ntr e s
South City Centre 14,580 14,580
Eastgate Shopping Centre 29,134 29,134
Northlands 41,497 41,497
The Palms, Shirley 35,014 35,014
Westfield Riccarton 56,645 56,645
Barrington 15,225 15,225
Bush Inn Centre 16,498 16,498
The Hub Hornby 13,107 13,107
Avonhead Shopping Centre 3,641 3,641
Fendalton Mall 4,162 4,162
Merivale Mall 6,939 6,939
Parklands Shopping Centre 4,856 4,856
The Colombo 8,265 8,265
Christchurch International Airport 5,648 5,648
Dress-Smart Hornby 7,084 7,084

S hopping Ce ntr e s T otal NLA 1 4 ,58 0 207 ,1 20 40 ,59 5 2 62 ,29 5

Bulk Re tai l
Homebase 18,492
Northwood Supa Centa 35,402
Tower Junction 35,296

Bulk Re tai l T otal NLA 8 9 ,190

Combined Total NLA 351 ,4 85
* Source: Shopping Centre Directory 2014

Ne t Le ttable  Ar eas

 

5.15 The above net lettable area analysis provides a snapshot of the 

approximate size of suburban shopping centres within Christchurch. 

5.16 The balance of the retail sector was made up of small pockets of mixed 

quality strip retailing scattered around the city, particularly neighbourhood 

areas or along busy roading systems such as within Sydenham or lower 

Colombo Street. 

Industrial Sector 

5.17 Prior to the Canterbury earthquakes the industrial sector was a relatively 

mature market within the commercial property sphere.  There were well 

established businesses and a strong manufacturing presence, particularly 

to the east and to the south of the city (primarily in suburbs such as 

                                                
10 Sourced by the Property Council’s independent preparation of the Shopping Centre Directory 2014, with 
analysis over prior years. 
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Woolston and Bromley), arguably the older industrial locations of 

Christchurch. 

5.18 There was a prominence of mixed service/showroom and light industrial 

use around the fringe of the central city to the east and to the south 

(Sydenham).  This in part reflected a crossover between heavy industrial 

use areas and the CBD core, dominated by traditional retail and office 

stock. 

5.19 Heavy use and distribution/logistics services were dominant to the south 

west in the more sought after Christchurch industrial locations of Hornby 

and Wigram. 

5.20 Reflecting the subdued commercial market, there was relatively slow 

industrial development land takeup with much of the available stock tightly 

held by a small number of parties who "drip-fed" land to the market with an 

end design build pretext.  The following table (Table 5) outlines a summary 

of historical land takeup prior to the Canterbury earthquakes: 

Table 5 

INDUS T RIAL  LAN D T AK E  UP  -  P RE  QUAK E

Pe r iod

Christchurch City Limits 1992 - 2010 25 per annum
Izone, Southern Business Hub Inception - 2010 5-7 per annum

T ota l T ake  Up 3 0 -3 7 pe r  annum

Ave r age  T ake  Up -  Hec tar e s

 

5.21 Outside of the Izone Southern Business Hub ("Izone") (located in Rolleston, 

just to the south of Christchurch City), the historical industrial land takeup 

has been sourced from research completed annually by the Christchurch 

City Council ("CCC"), and from CBRE analysis completed on the Izone 

development since inception.  The above is quoted as average annual 

takeup.  Izone is included as part of the analysis given that it is competing 

for Christchurch industrial land users and has been particularly prevalent 

post the Canterbury earthquakes. 

6. IMPACT OF THE EARTHQUAKES ON THE COMMERCIAL AND 

INDUSTRIAL MARKET IN CHRISTCHURCH 

6.1 The impact of the earthquakes on the commercial property market was 

extensive and wide encompassing.  My evidence concentrates on an 

overview of such impacts by sector. 
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Office Market 

6.2 The impact of the Canterbury earthquakes (particularly the 22 February 

2011 earthquake) was devastating, causing the immediate relocation and 

mass exodus from the CBD of an estimated 50,000 workers (based on 

CCC estimates). 

6.3 The CBD over this period until circa late-2013 was effectively under lock-

down via the CBD cordon (which progressively reduced in size) with only 

controlled access for emergency/professional services.  The ability to 

access, repair and release office stock or alternatively rebuild new product 

on vacant sites was not possible until the CBD cordon was removed. 

6.4 I have reanalysed the CBD core office stock based on the previous survey 

sample.  I have broken this down into those buildings that remain and can 

be occupied (such as the Civic Offices, the HSBC Tower, and the Fairfax 

building), those buildings that have been demolished or removed from the 

supply (such as Forsyth Barr House which was purchased for alternative 

use) and "unknown" buildings.  The latter comprise buildings where their 

future remains unknown, for various reasons, insurance disputes being one.  

Table 6 refers: 

Table 6 

CBD OFF ICE STOCK STATUS POST EARTHQUAKE
Grade Remaining Demol i shed Unknown Max imum

(sqm) (sqm) (sqm) Potent ial

Combined Stock 44,082 360,570 9,705 53,786
 

6.5 The above analysis shows that of the previous circa 415,000 sqm, 

approximately 45,000 sqm remains (of which circa 67.5% pertains to A 

grade space).  A substantial 87% of the previous CBD core stock has been 

demolished.  2.03% of office stock is classified as "unknown" resulting in a 

maximum potential retained CBD supply (remaining plus unknown 

buildings) of approximately 55,000 sqm or alternatively 12.90% of the 

previous office stock total.  The level of remaining stock is of particular 

interest in the post-earthquake recovery phase. 

6.6 The forced CBD occupier relocation led to a dramatic need for space and a 

strong migration to the west and north of the city where there was less 

earthquake damage (perceived or otherwise) than to the east.  This 
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resulted in an unprecedented redistribution of businesses (not just office 

users). 

6.7 Demand for space outside of the CBD was significant with vacancy levels 

plummeting.  Within a matter of weeks, there was nil vacancy in the 

suburban market, and a number of properties were in the process of being 

converted to office space.   

6.8 Temporary resources were also exhausted with special purpose buildings 

often being partly occupied for office space, as were (in instances) retail 

tenancies.  Where no other opportunities were available many businesses 

were subsequently forced to work from their residential addresses or those 

of their colleagues. 

6.9 By way of example, the Christchurch office of CBRE immediately post 

22 February 2011, had a staff of 21 and for four months worked out of three 

residential houses (owned by staff) whilst office space was sourced and 

fitout completed.   

6.10 The unprecedented demand for new office space, particularly to the 

western suburbs and fringe of the CBD (around Lincoln Road and 

Moorhouse Avenue), was ongoing.  Not surprisingly, this strong demand 

and virtually nil supply, led to an increase in base rental levels and landlord 

requirements for longer lease terms.  This committed many medium-large 

sized occupiers over the medium to long term (say 6-10 years, exceptions 

noted). 

6.11 Not only did the base rental costs of occupiers increase significantly, 

operating expense cost increases also followed, particularly as a result of 

the increase in insurance cover with premiums passed on to tenants by way 

of net leases. 

Retail Market 

6.12 The CBD cordon and the exodus from the CBD core had a dramatic impact 

on retail businesses who were forced to either close or, if and where 

possible, relocate. 

6.13 As with the office sector, any previous vacancy in shopping centres, bulk 

retail outlets or indeed strip retailing in suburban positions (again 

particularly to the west and north of the city) were absorbed.  As noted 
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above, retail space was even utilised by office occupiers, placing additional 

pressure on available space. 

6.14 Many businesses, particularly smaller operators in modest buildings 

(previously in the CBD core) that cannot be readily replicated either by 

space available or rental level, turned to a greater online presence to 

maintain an existence. 

6.15 Shopping and bulk retail centres, particularly to the west and north, 

experienced in most instances a considerable spike in pedestrian numbers 

and subsequent turnover.  There were exceptions, and instances of centres 

suffering damage (to the east of the city in particular) requiring repair and 

subsequently having a turnover decrease. 

Industrial Market 

6.16 The industrial market was also heavily impacted by the Canterbury 

earthquakes, leading to widespread business interruption and in instances 

closures and relocations.  Vacancy levels for industrial product decreased 

dramatically, particularly to the south, north and west of the city.  This 

resulted in existing available stock being absorbed and occupiers or 

businesses therefore being forced to turn to the design build market, with 

clear time delays in terms of end build delivery. 

6.17 The eastern suburbs were heavily impacted upon, forcing relocations or in 

many instances temporary propping or strengthening of existing facilities 

whilst alternative options were considered. 

6.18 Whilst difficult to quantify in exact numbers, based on my involvement in the 

industrial sector, I am aware that there are a large number of industrial 

buildings with some measure of earthquake damage and/or low seismic 

strength or New Building Standard (NBS) percentages which are resulting 

in insurance, business interruption and bank funding issues.  This is 

impacting not only existing owners, but also purchasers of such stock. 

7. THE CURRENT STATE OF THE COMMERCIAL AND INDUSTRIAL 

MARKET 

Office 

7.1 The private sector responded to demand by completing considerable 

development (primarily office) to the west and north west of the CBD core 
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(Durham/Victoria Streets) to the fringe CBD (Moorhouse Avenue and 

Lincoln Road) and in the western suburbs (Show Place, Airport Precinct, Sir 

William Pickering Drive). 

7.2 For occupiers whilst housed at the present (with many committed over the 

medium term), there is a large proportion that are still to make decisions 

over their future and whether or not they will eventually relocate to the CBD. 

7.3 Post an initial flurry of activity, in my view there is now a slowdown in 

suburban stock coming to the market with reversionary risk a key 

determinant for both owners and purchasers.  This reversionary risk 

pertains to the impact on the suburban market (or the particular building in 

question) of the CBD once recovered and the intentions of current 

occupiers of such buildings.  Will they relocate or not and if they do, what is 

the likelihood of backfilling the vacant space? 

7.4 Notwithstanding, there remains a lack of lower grade/lower rental buildings 

in the market.  This in instances is forcing occupiers in temporary 

accommodation to remain with the status quo.  Whilst there is some 

movement to new stock (particularly higher grades) and this creates 

opportunities for accommodation to be back-filled, there remains an under 

supply of lower grade buildings to satisfy demand. 

7.5 A handful of substantial core CBD proposals are currently underway (The 

Terrace, Triangle Centre and Cashel Square) with another significant 

development at the planning stage (The Crossing) and a small number of 

buildings being completed or refurbished (for example the Stranges building 

on High Street/Lichfield Street).  The analysis of the new supply of office 

product is discussed in more detail under "Supply and Demand Dynamics" 

(section 8 of my evidence). 

7.6 Further, there are a number of the Crown led anchor projects under 

construction including (but not limited to) the Justice and Emergency 

Precinct and Bus Exchange.  This will add considerable supply to the 

market and provide strong impetus for re-establishing the central city. 

Retail 

7.7 Outside of the Ballantynes department store, the "Re:Start Mall" and New 

Regent Street, the CBD retail offering remains minimal at best.  The 

Re:Start Mall has proved successful in appeal and as a temporary reprieve, 

however in my view it is not a viable option in the medium to long term. 
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7.8 Suburban shopping centres continue to perform strongly although turnover 

is down from the immediate post-earthquake event peaks (but remains 

above pre-quake levels). 

7.9 There has been expansion of the shopping centre sector.  However in 

general the net lettable area is not markedly different from the pre-quake 

stock, but Christchurch has seen the introduction of new product such as 

The Tannery and Re:Start Mall.  The table (Table 7) below summarises the 

shopping centre and bulk retail net lettable areas11 following the Canterbury 

earthquakes. 

Table 7 

S HOPP ING  CE NT RES  &  BULK  RET A IL  NE T  LE T T ABLE  AREAS  -  P OST  QUAK E
Re tai l  T ype Bu lk

City Re gional Ne ighbour hood T otal Re tai l

S hopping Ce ntr e s
Re:Start Mall 2,189 2,189
South City Centre 14,580 14,580
Eastgate Shopping Centre 27,747 27,747
Northlands 41,497 41,497
The Palms, Shirley 35,014 35,014
Westfield Riccarton 56,645 56,645
Barrington 15,225 15,225
Bush Inn Centre 16,498 16,498
The Hub Hornby 14,563 14,563
Avonhead Shopping Centre 3,641 3,641
Fendalton Mall 4,162 4,162
Merivale Mall 6,939 6,939
Parklands Shopping Centre 4,856 4,856
The Colombo 8,265 8,265
Christchurch International Airport 5,648 5,648
Dress-Smart Hornby 7,084 7,084
The Tannery 11,500 11,500

S hopping Ce ntr e s T otal NLA 1 6 ,76 9 20 7 ,18 9 52 ,0 95 2 76 ,0 53

Bulk Re tai l
Homebase 18,492
Northwood Supa Centa 35,402
Tower Junction 35,296

Bulk Re tai l  Total NLA 89 ,1 90

Com bine d T otal NLA 3 65 ,2 43
* Source: Shopping Centre Directory 2014

Ne t Le ttable  A re as

 

7.10 The above analysis shows a relatively modest increase in supply of 3.91% 

or alternatively circa 13,750 sqm from the pre-earthquake figures in Table 

4. 

7.11 Christchurch has also seen the re-establishment and rebuild of a small 

number of suburban strip retail shop developments, with the vast majority 

                                                
11 Sourced by the Property Council’s independent preparation of the Shopping Centre Directory 2014, with 
analysis over prior years. 
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now fully occupied.  Examples include the corner of Westminster and 

Cranford Streets, and to the corner of Bealey Avenue and Colombo Street. 

Industrial 

7.12 There remains ongoing nominal vacancy across the sector.  There is now a 

reasonable level of new design build activity, with in instances benchmark 

rentals being achieved.  Benchmark rentals are typically new higher rental 

rates that have not historically been achieved in the market.  Such rentals 

are required by the developer to make the design build proposal feasible 

(particularly with increasing construction costs) and with the occupier in 

many instances having limited alternative feasible options. 

7.13 Christchurch is witnessing, particularly given the level of damage, certain 

industrial pockets that appear to be wallowing with a mix of vacant land 

(post demolition) or damaged buildings creating areas of "brownfield" land 

that are not being developed. 

7.14 In my opinion there has been a strong takeup of vacant industrial land in 

comparison to pre-quake levels.  Izone has averaged by my analysis, 

vacant greenfield land absorption of 25 hectares per annum post-

earthquake events. Whilst difficult to quantify, the takeup of vacant land in 

the Christchurch city environs has certainly been greater than the pre-

quake average of 25 hectares per annum.  Whilst Izone is outside the 

Christchurch city limits, given it is often competing for the same land buyers 

as Christchurch city subdivisions, their inclusion is pertinent for 

completeness.  The takeup in Christchurch city has been evident by the 

virtual selldown of developments such as the Wigram Skies and Central 

Business Park subdivisions and the strong absorption in larger industrial 

subdivisions such as Waterloo Business Park (Islington) and Hornby 

Quadrant (Hornby).  Table 8 summarises the average take up of industrial 

land post-quake: 

Table 8 

INDUS T R IAL  LAND T AK E  UP  -  P OS T  QUAK E

P e r iod

Christchurch City Limits Post Quake 30 per annum
Izone, Southern Business Hub Post Quake 25 per annum

T otal T ake  Up 5 5 pe r  annum

Ave r age  T ake  Up -  He c tar e s
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7.15 Based on my research, the takeup immediately post-quake was low against 

historical averages. However takeup has increased dramatically over the 

last two years as the rebuild has got underway and businesses have made 

relocation decisions. 

7.16 I have also witnessed some examples of brownfields or repaired building 

development in parts of the city, although to date this has been minimal.  

Brownfield development needs to be encouraged given the large number of 

such damaged areas around the city.  Often such pockets are in 

established areas with existing surrounding amenity and transport links.  

Enabling new development on such sites helps revitalise previously 

flourishing areas and potentially avoid disconnect between commercial 

areas and neighbourhoods. 

8. SUPPLY AND DEMAND DYNAMICS 

Supply 

8.1 There has been a proliferation of office space provided to suburban areas in 

the form of refurbished, converted and new build space.  Examples include 

new office stock completed along Lincoln Road which has now cemented 

itself as a new office precinct (even in addition to the already existing 

Hazeldean Business Park, Airport Business Park and in and around Sir 

William Pickering Drive).  An estimate of suburban office stock12 (by net 

lettable area) post-earthquake is shown in Table 9: 

Table 9 

SUBURBAN OFFICE STOCK POST  EARTHQUAKE

Office Stock Pre Earthquake 177,062 sqm 73.3%

Less Stock removed from Supply -5,550 sqm -2.3%

New Office Space Post Earthquake 50,000 sqm 20.7%

Suburban Offi ce  Stock 241,512 sqm 100%

 

8.2 The strength of the above analysis is that it builds on the CBRE pre-quake 

suburban office survey referred to at paragraph 5.8 above.  Weaknesses 

are that it remains difficult to accurately confirm total Net Lettable Area for 

buildings being removed from the survey (either via being uneconomic to 

repair or insurance matters being settled) and to continue to accurately 

reflect new stock coming to the market or proposed given the level of 

                                                
12 Sourced from CBRE Research 
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constant change.  Therefore the above is suitable for the purposes of a 

guide only. 

8.3 The private sector (particularly whilst the CBD core was inaccessible) 

responded to demand and delivered considerable product to the fringe core 

CBD (primarily office accommodation) around Moorhouse Avenue, to the 

west of the Avon River along Durham Street and up Victoria Street to its 

Bealey Avenue intersection.  It is my opinion that excluding Moorhouse 

Avenue, this new west of the river stock is at such a scale that it has 

ultimately reshaped and realigned the boundaries of the core CBD to now 

straddle the Avon River. 

8.4 The following table13 (Table 10) shows a summary of the west of the river 

stock (new supply only) broken down by completed product, refurbished 

buildings, those under construction and proposed.   

Table 10 

W ES T  O F  T H E  R I VER  O F F IC E  S T O C K -  N E W  S U P P LY P O S T  E A R T H Q U A KE S
Loca t ion R e fu r bi she d C om pl e t e d U nde r  C onst r u c t i on P r opose d O ve r a l l

( sqm ) (sqm ) (sqm ) (sqm ) T o t a l

West Of The River 5,014 18,018 44,336 21,303 88,671

(Office stock only, associated retail excluded)  

8.5 The above analysis shows (excluding retained buildings which have been 

allowed for in the previous CBD summary), that there is approximately 

88,000 sqm of space that has either been refurbished, completed, is 

currently under construction or proposed.  The strength of the above 

analysis is that it has been completed on a building by building basis.  The 

weakness is that with regard to proposed stock, there is no guarantee that 

this will ultimately be viable and therefore completed and added to the new 

supply.  Further, I acknowledge this remains a rapidly changing market with 

new supply either proposed or in instances previously proposed product 

being removed/shelved. 

8.6 Turning now to the previous CBD core (east of the river), my analysis of 

new supply (proposed or under construction) is outlined in Table 11. 

                                                
13 Sourced from CBRE Research 
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Table 11 

C BD  &  I N N O VA T I O N  P R E C IN C T  O F F IC E  S T O C K -  N E W  S U P P LY  P O S T  E A R T H Q U A KES
Locat i on R e fur bi she d C om pl e te d U nde r  C on st ru c t ion P ropose d O ve ra l l

( sqm ) ( sqm) ( sqm ) ( sqm) T o ta l

CBD & Innovation Precinct 2,250 69,109 20,242 91,601

(Office stock only, associated retail excluded)  

8.7 Combined, the total CBD stock (excluding retained or unknown buildings 

accounted for in my previous analysis) equates to approximately 91,500 

sqm.  Completed product include the Stranges building to the corner of 

Lichfield and High Streets.  New developments under construction include 

The Terrace, Cashel Square and the Triangle Centre.  Proposed stock 

includes The Crossing development.  This is isolated to the core CBD and 

Innovation Precinct. 

8.8 Concentrating on the CBD (including the west of the river stock), a 

summary of retained, unknown, under construction and proposed stock is 

outlined as per Table 12.  

Table 12 

C BD  -  P O S T  Q U AKE  O F F IC E  S T O C K -  E X I S T IN G & P R O P O S E D
Loca t ion E x i st i n g U nknow n Re fu rbi she d C ompl e t e d U nde r  C on st ruc t i on P ropose d M ax i mum

(sqm) (sqm ) (sqm ) (sqm) (sqm ) (sqm ) P ot e n t i a l

CBD & Innovation Precinct 14,833 9,704 2,250 69,109 20,242 116,138

West Of The River 29,249 1,589 5,014 18,018 44,336 21,303 119,509

O ve ral l  T o ta l 44 ,082 11,293 5,014 20,268 113,445 41,545 235,648  

8.9 The above analysis shows a combined total of approximately 235,000 sqm 

of CBD core, Innovation Precinct and west of the river stock that post-

earthquake events including retained or unknown stock.  Combined with the 

suburban office stock summary above, this equates to approximately 

477,000 sqm versus approximately 591,000 sqm pre-earthquake events 

(CBD core 415,000 plus suburban stock 177,000).  The strength of this 

analysis is that it has been completed on a building by building basis and 

builds on previous detailed surveys.  Weaknesses include difficulties in 

quantifying unknown and proposed stock.  Further the above analysis 

concentrates on core areas outlined above referencing the dominance of 

new supply in the central city; however, I acknowledge that this is not 

exhaustive, with small pockets of secondary buildings falling outside of the 

above analysis.  Notwithstanding this, I consider the combined net lettable 

area contribution of such areas is modest relative to the overall total. 
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Demand 

8.10 There has been strong demand for office space, particularly from A grade 

occupiers looking to secure space within the CBD core for new build 

accommodation.  Given Christchurch's size and therefore limited A grade 

tenants, in my opinion the vast majority (banks, accountancy and legal firms 

for example) are now housed in or committed to proposed or under 

construction stock.  This increases the challenge for developers looking at 

new buildings (which are typically higher grade buildings) as to whom end 

occupiers will be, and who can afford the required rental levels for new CBD 

offerings. 

8.11 There is now an established office market (occupiers) in suburban locations 

with still reasonable term tenure remaining.  Alternatively put, many tenants 

(particularly B and C grade occupiers) are well cemented in their current 

positions and are committed on existing lease terms in many instances for 

the medium term.  This creates friction in getting people back to the CBD 

and into viable options. 

8.12 As the CBD re-establishes itself, occupiers will be keen to relocate back to 

the CBD as lease commitments are unlocked.  For this reason there will be 

a clear requirement for lower grade premises in the city.  As tenants need to 

make decisions on their space options over the medium term, the CBD will 

become an increasingly viable option.  The difficulty will be to provide lower 

grade stock to house tenants who cannot pay the higher grade rental levels. 

8.13 The retail supply for the core CBD will principally be on the back of office 

stock.  In my view the early catalyst for re-establishing the CBD will be 

office development.  This will boost the CBD population which will be a key 

driver for supplementing retail offerings.  Retail in turn provides an amenity 

base to support proposed future inner city living (with eventually both retail 

and residential supporting each other).  There is a clear chain of reliance 

here. 

8.14 Whilst the earthquakes have and continue to have a major impact on the 

functionality of the city, it also provides the opportunity for the renewal of 

the central city area.  Challenges remain evident.  For example given the 

lack of lower grade buildings in the CBD core and fringe, tenants are likely 

to continue to stay in the suburban locations, many occupying temporary 

solutions, until the offering has improved. 
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Economic Rent – Price Points 

8.15 Post-earthquake events, new benchmark highs have been set for rental 

levels with regard office accommodation.  Annual rent payable is generally 

determined on a per square metre basis (the total square metre area of an 

office tenancy for example).  The current challenge in achieving an 

economic rent needed by developers to make a feasible development (with 

margin) remains difficult.  This is due to the fact that any annual rental rate 

above $400.0-$425.0 per square metre remains a psychological barrier for 

tenants at present.  This is arguably exacerbated by the majority of A grade 

occupiers now having committed space and lower grade tenants having 

less affordability thresholds. 

8.16 New rental levels14 (derived from actual leasing transactions I am aware of 

or CBRE has been involved in) for A and B grade occupiers in the post-

earthquake environment, is summarised in Table 13: 

Table 13 

NET  OF F ICE  R ENT AL  RAT ES  -  P O S T  QUAK E

A G r ade B  G r ade

CBD Core $375 - $425 $300 - $375

Suburban $340 - $360 $275 - $325

* Overall average adopted, exceptions noted  

8.17 The occupier market in my opinion has strongly shown that for A grade 

space the maximum net rental acceptable is in the above range. 

8.18 Further, given in part associated insurance issues, there has been a 

considerable increase (forecast) in underlying operating expense levels 

estimated anywhere from $75.0-$100.0 per sqm indicating "total occupancy 

cost" rentals of $450.0-$550.0 per sqm for CBD stock.  I acknowledge it is 

difficult to accurately quantify actual operating expense levels for new build 

product given the limited number that have been completed.  Further for 

those that are finished there are still service and supply contracts in place 

artificially holding down expense levels in years 1-2. 

8.19 Pre-earthquake events, much of the office stock was inefficiently occupied 

indicatively at circa 20 sqm per occupier per work space.  Given the 

shortage of supply post-events, tenants were forced to occupy less space 

and therefore become more efficient.  I anticipate more realistic occupancy 
                                                
14 Sourced from CBRE Research 
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levels to be around 15.0 sqm per operator.  This has the effect of 

decreasing the overall total occupancy cost for businesses however also 

overall supply needed. 

8.20 Overall, what does this mean?  Whilst CERA and CCC have completed 

positive work to date and ultimately the CBD and wider city will be an 

attractive place, the reality is that this is going to take time.  How long is 

clearly an unquantifiable variable, however in my opinion the main recovery 

focus and rebuild will still equate at least the next 5-10 years. 

9. DESIRABLE POSITION FOR RECOVERY OF THE COMMERCIAL AND 

INDUSTRIAL MARKET  

9.1 Christchurch city, (particularly with regard to the commercial and industrial 

property market) remains in a recovery position, and whilst having made 

positive steps forward, is still facing a number of issues, some of which are 

outlined above.  The sector has progress to make, and whilst I do not 

expect to return to a pre-Christchurch earthquake environment, the property 

market is still yet to fully evolve to satisfy all sectors and occupiers (for 

example temporary use or out of zone occupiers). 

9.2 In my opinion, the landscape for recovery remains challenging.  

Pragmatically it will take a long time for the CBD to recover and 

development of stock (primarily office however not exclusively) is likely to 

be on a sporadic basis, as demand and financially viable development 

feasibilities allow. 

9.3 Notwithstanding this, the Replacement Plan needs to reflect that 

Christchurch is unlike other urban centres in New Zealand in that the city is 

operating in a post-natural disaster environment and still in a recovery 

process. 

9.4 In reference to the recovery, I have been requested to consider what 

desirable outcomes (from a non-planning framework perspective) I view as 

pertinent for the city and in particular the commercial and industrial market 

to prosper and benefit.  Desirable outcomes for the market and associated 

business activities to recover in a post-earthquake environment include (but 

are clearly not limited to) the following: 

(a) A thriving central city and CBD core with a strong office and retail 

precinct.  In my view there is a clear chain of reliance to provide a 

prosperous and self-sufficient central city.  The re-establishment of the 
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CBD is underpinned by office development with the rejuvenated 

population supporting and supplementing retail offerings.  This in turn 

provides an associated amenity base for workers and potentially for 

future inner city living. 

(b) The office, retail and industrial property sectors need to have enough 

scope and opportunity to assist with the rebuild and revitalisation of not 

only the city, but also through the re-establishment or relocation of 

businesses.  A desirable outcome is a measure of flexibility for 

business users.  A way in which this can be achieved is the assurance 

that there is an adequate supply of development land to cater for 

commercial activities (be it office, industrial or retail) in a sufficient and 

suitable manner.  This supply will ensure options are available to the 

market and assist with achieving end development that will ultimately 

support communities and economic recovery and therefore growth. 

(c) The redevelopment and rejuvenation of damaged brownfield land 

around the city.  Providing controlled flexibility for redevelopment in 

these areas for either mixed use or even possibly residential product 

will help revitalise damaged urban areas and reconnect with 

established neighbourhoods.  This will further alleviate the potential for 

disconnected neighbourhoods segregated in part by undeveloped land.  

I am not however suggesting activities that would be deemed 

inappropriate for the specific zone or location, like additional office 

space in a residential or specific industrial zone.  Rather, by way of 

example the rebuilding of a small single retail development that 

previously existed in a residential neighbourhood. 

(d) In my opinion, the continued support for temporary or out of zone 

activities is a desirable outcome over the short-medium term (next 3-5 

years), whilst alternative solutions for businesses and occupiers 

eventuate.  The reality remains that there is not sufficient supply of 

lower grade or affordable buildings/developments to cater for many 

occupiers of temporary accommodation.  Whilst I anticipate this will 

change over time, particularly as there will be some relocation to 

alternative new buildings creating backfilling opportunities, there is not 

enough to cater for existing demand. 

(e) A simplified and streamlined consenting process with clear and concise 

requirements that can be easily understood and respected by 
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participants in the market.  A consenting process that can be completed 

in a timely manner and avoid unnecessary holding costs (costs 

associated with holding the land or development site whilst 

redevelopment options advance) and reducing uncertainty. Such 

variables, based on my experiences, currently frustrate both investors 

and developers and in instances have the potential to stifle new supply. 

10. REPLACEMENT DISTRICT PLAN – CROWN OUTCOMES 

10.1 I have considered the Crown's submission on the proposals for the 

Christchurch Replacement District Plan.  Further I have reviewed the 

Crown's revised version of the Strategic Directions Proposal.  There are a 

number of broad outcomes the Crown is seeking relative to the commercial 

and industrial markets and ultimately, recovery. 

10.2 I have been requested to comment, based on my area of expertise, on 

which of the broad outcomes sought by the Crown I deem appropriate and 

desirable for the support of the commercial and industrial market in 

Christchurch.  There are examples of clear correlation between my views 

on desirable positions for the recovery of the commercial and industrial 

sector (as outlined under section 9 above) and the broad outcomes sought 

by the Crown. 

Enable Economic Prosperity 

10.3 The desire to provide for commercial, industrial and business activities to 

prosper and support a thriving Christchurch city is appropriate.  The 

success and flexibility provided to businesses and occupiers will ultimately 

assist in the demand and therefore supply of new product, hence assisting 

the rebuild.  This can be achieved by supporting some of the desirable 

outcomes noted above (at section 9) including enabling suitable land for 

redevelopment (both brownfield and greenfield land), permitting temporary 

activities to occur whilst the city recovers, and providing for a streamlined 

and simplified consenting process (that avoids unnecessary compliance 

cost for commercial and industrial development). 

10.4 The proposed amendments outlined under section 5.3(a) of the Crown's 

submission, will in my opinion provide a positive step to supporting the 

commercial and industrial sector. 
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Use of Infrastructure 

10.5 The use of infrastructure efficiently and effectively to provide support where 

required for the commercial and industrial activities is appropriate.  The 

earthquakes have resulted in considerable relocation of industries and 

activities across the city.  Such activities continue to place pressure and 

increased demand on infrastructure and services (such as water demand, 

discharge requirements, waste disposal and transport links).  Seeking to 

"strengthen and clarify" and better recognise the priority of such 

infrastructure (particularly the freight network), in accordance with section 

7.1(b) of the Crown's submission, will likely assist the commercial and 

industrial sectors to make the greatest use of such infrastructure where 

such activities have or may relocate. 

Revitalise Damaged Areas 

10.6 I consider the aim of revitalising damaged areas as an appropriate and 

desirable outcome.  The redevelopment and revitalisation of 

damaged/brownfield areas is an outcome that needs to be supported for 

recovery.  This could be achieved through flexibility and encouragement of 

design and mixed use activities, and supporting the rebuild and recovery in 

these areas.  It is important however that the activity must be appropriate 

for the location and zoning. 

Strategic Direction 

10.7 Providing for clear and concise outcomes and strategic directions for the 

city, particularly to enable recovery and support the rebuild, is a desirable 

outcome for the Replacement Plan.  This will assist in providing clarity as to 

the issues being faced by the city in a post-earthquake environment and the 

strategic aims moving forward.  This will help provide clarity to key 

stakeholders in the market such as developers, investors and 

businesses/tenants. 

Reduce Prescriptive Regulations 

10.8 An appropriate outcome to support and lubricate the rebuild is to reduce 

prescriptive regulations and provide for a simplified and streamlined 

consenting process that can be achieved in a timely and cost effective 

manner.  This (as outlined under paragraph 9.4(e)) helps support the 

rebuild and encourages (in part) confidence in new development. 
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10.9 Overall the outcomes sought by the Crown's submission and referenced in 

the Strategic Directions Proposal align and are supportive of my views on 

desirable outcome needs for the commercial and industrial sectors.  

Therefore in broad terms, I am supportive of the strategic direction aims 

and proposal sought by the Crown for Christchurch City. 

11. CONCLUSION 

11.1 The Canterbury earthquakes have had a wide encompassing and in part 

devastating impact on the commercial and industrial property market within 

Christchurch.  Whilst positive steps have taken place, Christchurch is still in 

my opinion, very much in a recovery stage with challenges evident.  As 

outlined under my executive summary in section 4, there are many 

desirable outcomes for the property sector which in part can be supported 

in conjunction with the Replacement District Plan and the Crown's desirable 

outcomes. 

 
 

_________________ 

Marius Damian David Ogg 

24 November 2014 
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APPENDIX MDDO1: VALUATION AND CONSULTANCY ASSIGNMENTS AND 

PROJECTS  

Examples of valuation and consultancy assignments I have been involved in 

include:  

1. I have had involvement in the industrial, office and retail sectors ranging from 

raw block land development, feasibility and development financial modelling 

analysis, through to valuations as is, as if complete, and through varying 

stages of construction.  I have also given various consultancy advice on 

refurbishment/rebuild and change of use opportunities. 

2. Prior to the earthquake events, I had extensive involvement in the 

Christchurch CBD providing valuation advice in various forms on a large 

proportion of the A, B and C grade office buildings within the core, together 

with suburban locations. 

3. Immediately post-earthquake events, I completed numerous valuations on 

damaged CBD and suburban office, retail and industrial assets for both 

owners and insurance companies on an as is, as if repaired and residual 

value basis. 

4. Over the last two to three years I have completed research consultancy 

advice, feasibility analysis and full market valuations on in excess of a dozen 

projects located around the fringe of the CBD core, for properties proposed, 

under construction and others recently completed. 

5. Within the CBD core, I have provided extensive land valuation advice, 

feasibility analysis and valuations on proposed developments and repaired 

stock.  Such developments include two of the more significant proposals 

currently underway in the CBD core, both in excess of NZ$80m-100m.  

These comprise a mix of office, retail and hospitality products. 

6. In 2012 I was appointed by the Crown to be part of an expert panel of valuers 

to determine Red Zone purchase price disputes across Christchurch. 
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APPENDIX MDDO 2:  CENTRAL CITY MAP – SHOWING PRECINCT 

LOCATIONS
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APPENDIX MDDO 3:  FEASIBILITY ANALYSIS 

1.   The following analysis provides examples of live projects and of how the 

land value can be analysed or derived from the feasibility model. 

Office Building Example – Central City 

2.   The following inputs in this building example have been reverse engineered 

to determine the underlying land value. 

STATIC FEASIBILITY MODEL - CBD OFFICE BUILDING EXAMPLE

Realisation / Value on Completion

Capitalised Value $29,600,000

Estimated Value @ Practical Completion $29,600,000

Total Project Costs

Development Profit $4,800,000

Project Costs $19,900,000

Total Project Costs $24,700,000

Land Value $4,900,000
Rate per sqm $2,847  

3.   The end value is shown at $29,600,000 with the development profit and 

project costs (including financing and council costs) totalling $24,700,000.  

The resultant land value is $4,900,000 reflecting an overall rate in this 

instance of approximately $2,850 per sqm.  This is similar to the land value 

paid for the site. 

4.   In this example the profit margin is an exception rather than current market 

norm, which is considerably generally lower (as a percentage).  In part this 

is due to this development being a refurbishment of an existing building 

rather than raw land.  There was perceived to be no added value in the 

structure (on an ‘as is’ basis) at the time of purchase. 

Industrial Building Development – Hornby 

5.   The following inputs are based on a live industrial building development.  

End value and construction costs are less than the example above. 

Therefore, the underlying land value is lower. 
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STATIC FEASIBILITY MODEL - INDUSTRIAL BUILDING EXAMPLE

Realisation / Value on Completion

Capitalised Value $2,525,000

Estimated Value @ Practical Completion $2,525,000

Total Project Costs

Development Profit $410,000

Project Costs $1,350,000

Total Project Costs $1,760,000

Land Value $765,000
Rate per sqm $255  

6.   The above example is for a fairly standard medium sized office warehouse 

building in an established location.  The resultant land rate at $255 per 

square metre is a fair reflection of industrial land values in this location. 
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