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1. INTRODUCTION 

1.1 My name is Fraser James Colegrave. I have prepared this statement 

of evidence in support of the submission by Foodstuffs South Island 

Limited and Foodstuffs (South Island) Properties Limited (Foodstuffs) 

for rezoning of 171 Main North Road (the Papanui Site) to commercial 

core in the Proposed Christchurch Replacement District Plan 

(PCRDP). 

1.2 I have 20 years' commercial experience, the last 15 of which I have 

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

Insight Economics Limited, an economics consultancy based in 

Auckland.  

1.3 I have led and completed over 250 consulting projects. My main area 

of expertise is land-use economics. 

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

across New Zealand, including a significant body of work in 

Christchurch. These include: 

(a) Detailed economic analysis of UDS scenarios for the Council 

(2009) 

(b) Development of a retail gravity model for the Council (2009) 

(c) Hedonic pricing model to identify the drivers of residential prices 

for the Council (2010) 

(d) Peer review of the Land Use Recovery Plan for CERA (2013) 

(e) Retail distribution analysis for Plan Change 35 (2014) 

(f) Retail distribution analysis of the Halswell KAC for the Council 

(2014) 

(g) Economic analysis of the Woolston New World rebuild (2014) 

(h) Retail distribution analysis for the Styx Centre for AMP (2015) 

1.5 In preparing this evidence I have reviewed: 

(a) The reports and statements of evidence of other experts giving 

evidence relevant to my area of expertise, including: 

(i) Revised Strategic Directions Provisions provided by the 

Independent Hearings Panel (IHP) 

(ii) Revised Proposal for Chapter 15 Commercial provided by 

CCC on 8 April 2015 

(iii) Further Submission by Kiwi Income Property Trust and 

Kiwi Property Holdings Limited (Kiwi) 

(iv) Further Submission by the Crown 
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(v) Evidence of Tim Heath on behalf of CCC regarding 

Retail/Centre Matters 

(vi) Evidence of Phil Osborne on behalf of CCC regarding 

Economics 

(vii) Expert Conferencing Statement 30 March 2015 

(viii) Memorandum of Council for the Crown regarding the 

above Expert Conferencing Statement 

1.6 I have read and agree to comply with Code of Conduct for Expert 

Witnesses (Environment Court Practice Note 2014).  This evidence is 

within my area of expertise except where I state that I am relying on 

facts or information provided by another person.  I have not omitted to 

consider material facts known to me that might alter or detract from the 

opinions that I express. 

Scope of evidence 

1.7 My evidence will address: 

(a) a summary of my economic analysis of the proposed commercial 

zoning of the Papanui Site at 171 Main North Road, Papanui 

(Section 3) 

(b) Progress in the intervening period including the results of expert 

conferencing and changes to the PCRDP and how this affects 

the proposed rezoning of the Papanui Site (Section 4) 

(c) Responses to the Council's evidence and submissions 

presented by other parties (Section 5) 

(d) Conclusions and recommendations (Section 6) 

2. SUMMARY  

2.1 This evidence summarises previous analysis carried out in support of 

the proposed rezoning of 171 Main North Road, Papanui.  This 

analysis concluded that an industrial zoning was inappropriate, and 

that a commercial zoning was not only more appropriate, but would 

also deliver benefits through the development of a new neighbourhood 

centre. The analysis also found that the trade impacts of any such 

development would be minor and short-lived.  

2.2 A key outcome of economics expert conferencing was that the 

evolution of the centre network should also include the identification 

and enablement of new centres. 

2.3 I address issues raised in submissions and evidence. My evidence 

demonstrates that Mr Heath’s conclusion that there is sufficient 

capacity in the existing centre network is not likely to be correct, and 

that there will be a need for new centres over time.  I also show that 
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concerns raised by Further Submitter Kiwi Property are not valid from 

an economic perspective. 

3. ECONOMIC ANALYSIS OF THE PROPOSED REZONING OF THE 

PAPANUI SITE 

3.1 Late last year, I was commissioned to conduct an economic analysis 

of the proposed rezoning to commercial core of 171 Main North Road 

(the Papanui Site) and the identification of the Papanui Site as a 

neighbourhood centre. The site is currently proposed to be zoned 

industrial general and contains a vacant, quake-damaged industrial 

manufacturing plant.  

3.2 My analysis considered the economic effects of the proposed 

commercial core rezoning by comparing the potential risks against the 

likely benefits. It found that continued industrial zoning was likely to be 

suboptimal for two main reasons.  

3.3 First, the site is very close to an established residential area, which 

creates risks around reverse sensitivity should it be redeveloped for 

industrial purposes. Second, and perhaps most importantly, the city 

has nearly 1,000 hectares of land currently zoned or earmarked for 

industrial development, which is sufficient to accommodate around 50 

years of growth. Accordingly, retaining an industrial zoning was not 

considered to be appropriate. 

3.4 A commercial core zoning is more appropriate, and would also enable 

a higher and better use of the site – most likely in the form of a new 

small neighbourhood centre. 

3.5 To examine the potential effects of such a scenario, I estimated the 

likely trade impacts of retail development occurring on the site as part 

of a new neighbourhood centre. 

3.6 My analysis showed that any trade impacts would be relatively minor 

and short-lived. Specifically, the largest trade impact on any competing 

centre was only 5.5%, and the largest impact on a KAC was up to 4% 

for Papanui/Northlands. Accordingly, I consider the risks of the 

proposed commercial rezoning to be insignificant. 

3.7 At the same time, rezoning would generate a range of benefits 

including benefits to consumers of increased accessibility and 

competition among retailers; and, support for the Recovery Strategy. 

3.8 Consequently, my analysis concluded that the benefits of a 

commercial core zoning far outweighed the risks. In addition, rezoning 

to commercial core would enable the highest and best use of the site 

to occur, which is a prerequisite for economic efficiency in the land 

market. Thus, overall, I supported a commercial core zoning for this 

site, and continue to do so.  Attached to my evidence as Appendix A is 

a copy of my report Brief Economic Analysis of Proposed Rezoning in 

Papanui 
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4. SUBSEQUENT PROGRESS 

4.1 Following completion of the report summarised above, I participated in 

expert conferencing on 30 March 2015. The resulting joint statement 

included the following statement: 

“Parties agree: The most appropriate way to manage retail 

development over the life of the Replacement District Plan is to adopt 

an approach that envisages retail development primarily in and around 

the Christchurch centres network, including through expansion and/or 

intensification of existing centres, and the establishment of new 

centres.  This would include some appropriate retail functions in 

industrial areas. (There is disagreement as to what would be 

“appropriate”). 

4.2 All experts present at the caucusing acknowledged the need to enable 

the development and expansion of existing centres, but they also 

recognised the need to enable new centres to emerge over time.  

4.3 This session was not attended by the Crown’s economic expert (Mr 

Ogg).  The Crown had initially raised concerns about the Papanui Site 

being rezoned via its further submission (1347).  I understand that the 

Crown no longer opposes the rezoning but has taken a neutral stance 

5. RESPONSE TO SUBMISSIONS AND COUNCIL'S EVIDENCE 

Kiwi Property (Further Submission 1352) 

 

5.1 Kiwi Property (Kiwi) sought that the rezoning of the Papanui Site to 

commercial be rejected. 

5.2 The first issue raised by Kiwi is that that the notified industrial zone 

reflects the past and is also the most appropriate future use. In my 

opinion, this is not correct. Indeed, not only has the site been vacant 

since the quake (suggesting an absence of market demand for 

industrial activity on the site) but its proximity to residential activity also 

makes it generally unsuitable for redevelopment of industrial use.  It is 

unclear what Kiwi's interest is in the Papanui Site. 

5.3 Next, Kiwi submitted that the proposed rezoning would be inconsistent 

with the centres based approach in the pRDP. I disagree.  The 

rezoning would create a new neighbourhood centre, which 

economic/retail experts agree is an appropriate facet of centre network 

development. 

5.4 Finally, Kiwi suggest that rezoning could generate significant adverse 

effects on existing centres. However, as described above, my analysis 

and previous report has showed that, from an economic perspective, 
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this is not the case, and that any trade impacts would be relatively 

minor and short-lived.  

Council evidence – Tim Heath  

5.5 In his retail/economic evidence for the Council, Mr Heath records the 

proximity of the site to the Northlands/Papanui KAC, and states that it 

“also fulfils the same function as a neighbourhood centre as part of its 

wider role in the market.” 1 

5.6 While I acknowledge that the site is relatively close to this KAC, I 

disagree that it fulfils the same role and function as the proposed new 

neighbourhood centre on the Papanui site. 

5.7 As shown in Appendix 1, the different layers of the centres hierarchy 

fulfil different roles and functions. Thus, while there will be some 

overlap between the convenience functions associated with the 

proposed rezoning, this is only a small part of the much wider role that 

Northlands/Papanui plays.  

5.8 For example, according to our analysis, only around 20 of the 115 
tenancies at Northlands/Papanui serve convenience functions, with 
the majority engaged in comparison shopping or food and beverage 
services (the food court was not considered to be used for a 
convenience role). 

5.9 By comparison, neighbourhood centres are defined in the 
Replacement Plan as being principally supermarket based with a few 
adjacent convenience shops. This makes it easy for shoppers to stop 
by for their daily/weekly shopping needs.  

5.10 The fact that KACs and lower-order centres can successfully coexist in 
proximity to one another is demonstrated in Figure 1 below, which 
shows that it is common for neighbourhood centres to be located near 
KACs 

 

Figure 1: Map of KACs and Proximate Neighbourhood Centres 

                                                

1
 Heath evidence at 23.1 
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5.11 My investigations found that 13 of the city’s 29 neighbourhood centres 

are located within 2km of a KAC (a radius which was set to minimise 

competitive overlap between KACs). In my view, such an observation 

would not be made if KACs and neighbourhood centres truly fulfilled 

the same functions. 

5.12 Mr Heath considers that the localised market is already well provided 

for in terms of access to convenience goods.  However, 

Papanui/Northlands is the only established KAC without a 

neighbourhood centre within its 2km radius (although Wairakei/Greens 

was very close). This northern part of the city appears to have a 

relatively constrained supply of neighbourhood centres. 

5.13 Mr Heath states in his evidence that the proposed rezoning would not 

result in any identifiable benefit to the community, and instead would 

simply be a trade diversion from existing centres.  I disagree with this 

view. 

5.14 The analysis in my previous report demonstrates that there are a 

number of community benefits associated with rezoning of the 

Papanui site. These include ongoing impacts to GDP and employment 

associated with the increased economic activity during construction 

and operation of the site, travel time and cost savings, and support for 

the recovery strategy.  

5.15 I do not support Mr Heath’s concern that the rezoning should occur on 

the basis that the new centre will result in a trade diversion from 

existing centres.  My  analysis has shown that the risk of distributional 

effects associated with the proposed new centre are minor and 

acceptable.  
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5.16 Mr Heath’s has stated a concern that “existing centre capacity is likely 

to be more than enough to meet future retail requirement on a citywide 

level” and that new centres are not required.  

5.17 In my opinion this analysis is flawed for the following reasons. 

5.18 First, Mr Heath’s estimates of floorspace growth omit growth in one of 

the largest retail categories – hardware and building supplies. In 2013, 

this accounted for 12% of city turnover and was worth an estimated 

$520 million. Since this retail type is included in the pRDP’s definition 

of retail activity, I consider that it should be included in the calculation 

of future floorspace requirements. And, doing so, I note that this 

increases floorspace demand by 38,000m2 to 2033 (from 313,000m2 in 

Mr Heath’s evidence to just over 350,000m2). 

5.19 Second, Mr Heath’s estimates of future floorspace requirements 

assume that the market is currently oversupplied by nearly 82,000m2, 

which reduces future requirements by the same amount. However, this 

wrongly assumes that each store type should be achieving a set level 

of sales per square metre when actually there is significant variation 

within store types. 

5.20 I have considered the following diagram – taken from a recent report 

by Market Economics for Progressive Enterprises2 – which shows the 

sales per square metre for regional Countdown stores in the North 

Island. This does not reflect the assumption of there being a constant 

ratio between floorspace and sales (by category). 

 

                                                

2
 http://econtent.tauranga.govt.nz/data/planning/rc15788/rc15877_appendix_2_retail.pdf 

http://econtent.tauranga.govt.nz/data/planning/rc15788/rc15877_appendix_2_retail.pdf
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Figure 2: Sales Productivities of Regional Countdown Supermarkets in 2010  

 
 

5.21 Assuming Mr Heath’s opinion of an 80,000m2 oversupply, I would have 

expected to find the city’s network of centres in relatively poor health. 

However, this is not the case. Over the last 2 or 3 years, I have visited 

the city’s network of centres numerous times and found them all in 

very good health (except for New Brighton) with fairly low vacancies 

and high footfall. As a result, I do not believe the market is in 

oversupply and, instead, is roughly in equilibrium. As a result, future 

floorspace requirements will be at least 80,000m2 higher than those 

estimated by Mr Heath (even ignoring his omission of hardware and 

building supply from the calculations). 

5.22 As a cross check, I note that Mr Heath’s estimate of an additional 

230,000m2 to 2033 equates to only 12,800m2 per annum, which is half 

the historic rate of floorspace growth over the last 15 years. 

5.23 Or, to put it slightly differently, by assuming that the market is currently 

oversupplied by 80,000m2, Mr Heath seems to be suggesting that no 

further retail development will be required until around 2020, by which 

time floorspace demand will have finally caught up. I do not agree with 

this. 

5.24 In my opinion future floorspace requirements will be significantly 

higher than estimated by Mr Heath, from which it follows that the 

existing centre network does not have sufficient capacity, and that 

new centres will be required to keep pace with demand as agreed in 

the Joint Statement. 

6. CONCLUSIONS AND RECOMMENDATIONS 

6.1 I continue to support a commercial core zoning for the Papanui site. 
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6.2 My initial economic assessment clearly identified that the benefits 

associated with rezoning would outweigh any potential risks and would 

result in the highest and best use of the site relative to its current 

zoning. 

6.3 The economic experts agree that the appropriate management of retail 

development does include scope for establishing new centres such as 

at the proposed rezoning. The proposed neighbourhood centre would 

in my opinion serve a convenience function which is distinct from that 

of Northlands/Papanui, and which is relatively unmet by the northwest 

area. 

6.4 In my view, the concerns raised in opposing submissions by Kiwi or in 

the evidence for the Council of Mr Heath on behalf of CCC do not 

warrant rejecting the rezoning on the site.  

 

 

Fraser James Colegrave 

24 April 2015 
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Appendix 1. Centres Description and Function Table 

As per Appendix 10.1 of Revised Proposal for Chapter 15 Commercial (8 April 

2015). 

Centre Principle 
Catchment 

Approx. 
Size 

Functions and frequency 
of use 

Principal uses 

Central City, region 
and tourist 

+100,000m2 The principal employment 

location for a city and the 
primary destination for 
comparison shopping, 
dining, entertainment, 
events, nightlife and tourism 
based activities. Includes a 
range of cultural venues and 
civic facilities. 

a. Commercial: retail, large and smaller scale 
office and services, Guest Accommodation. 

b. Community: a large range of 
health and social services, central and local 
government, cultural venues (museums, art 
galleries etc), entertainment, recreation. 

c. Transport: Central transport interchange, 
multi-modal facilities. 
d. Residential: suitable for higher density and 
mixed use. 

District Sectors of 

City as well 
as wider 
City/region 
in some 
cases e.g. 
Riccarton 

+30,000m2 A major retail destination for 

comparison and convenience 
shopping, also providing 
residents and visitors with  
entertainment and meeting 
places such as movie 
theatres restaurants, bars 
and community facilities. 
Principal anchor tenants are 
department stores and large 
supermarkets. 

a. Commercial: retail, offices and services, 
Guest Accommodation.  

b. Community: a range of health and social 
services, government services centres, 
entertainment, recreation. 

c. Transport: usually contains suburban 
transport interchange, multi-modal facilities.  

d. Residential: suitable for medium higher 
density and mixed use. 

e. Key Activity Centre Status: All 

Neighbou
rhood 

Immediately 
surrounding 
suburbs (4-5 
suburbs) 

Small – 
2,000 – 
10,000m2 

Large 
10,000 – 
30,000m2 

A retail destination for 
weekly and daily shopping 
needs. Provides local 
meeting places including 
bars and restaurants and 
serves the weekly shopping 
needs of the surrounding 
community. Principally 

supermarket based with 
some convenience and 
comparison shops. Anchored 
by one or more large 
retailers. 

a. Commercial: retail and commercial services 
and offices of a smaller scale than District 
centre. 
b. Community: limited to small health providers 
and government service centres to meet local 
community needs  

c. Transport: sometimes contains suburban 
transport interchange, multi-modal facilities. 
Served by bus services including some high 
frequency. 

d. Residential: suitable for medium density and 
mixed use. 
e. Key Activity Centre Status: Spreydon/ 
Barrington only 

Local Surrounding 
Streets 

Usually up to 

2,000m2 or 
1-20 shops 

Caters to the daily 

convenience shopping needs 
of the immediate surrounds. 
Consists of a small group of 
primarily convenience based 
shops such as takeaways 
and dairies. There may be 
smaller comparison stores 
but these would not 
predominate. 

a. Commercial: Finer grain convenience retail 
and commercial services. 

b. Community: limited to individual or small 
grouping of local health providers such as a GP 
or dentist.  

c. Transport: predominantly accessed by foot or 
cycle. May be located on bus routes and/or 
major/ collector roads.  

d. Residential: As per surrounding residential 
catchment. 

e. Key Activity Status: n/a 

Large 
Format 

City, region N/A Standalone comparison 

retail park, often with a 
focus on larger household 
items e.g. whiteware, DIY 
Stores have large floorspace 
requirements, usually for 
display purposes and cater 
for a thinly spread 
catchment of predominately 
car borne shoppers. 

a. Commercial: large format comparison retail. 

b. Community: n/a 
c. Transport: predominantly accessed by car 
and limited public transport services.  

d. Residential: n/a. Standalone large format 
centres may be separated from residential 
catchment. 
e. Key Activity Status: n/a 

 


