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INTRODUCTION  

1 My name is Philip James McDermott. I am an independent consultant in 

development planning based in Auckland.  

2 I am a member of the New Zealand Planning Institute and a Fellow of the 

Chartered Institute of Logistics and Transport.  I have a Masters Degree in 

Geography from the University of Auckland and a PhD from the University of 

Cambridge. 

3 I established consultants McDermott Associates Ltd in 1977 (later McDermott 

Miller Group and McDermott Fairgray Group) and market research business 

Forsyte Research in 1986. In 1994 I took up a five year contract as Professor 

and Head of the Department of Resource and Environmental Planning at 

Massey University.  In 1999 I became General Manager and Senior 

Consultant at the Centre for Asia Pacific Aviation in Sydney. Since returning to 

New Zealand in 2004 I have practiced as an independent consultant. 

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

Witnesses (Environment Court Practice Note 2014).  The evidence provided in 

this statement 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. 

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

opinions are set out in the part of the evidence in which I express my opinions. 

I have not omitted to consider material facts known to me that might alter or 

detract from the opinions I have expressed.  

THIS STATEMENT 

6 In the preparation of this statement I have considered the relevant parts of the 

Christchurch Land Use Recovery Plan (LURP), the Canterbury Regional 

Policy Statement (CRPS), and Chapters 15 and 16 of the Proposed 

Christchurch Replacement District Plan (PCRDP).  I have undertaken original 

analyses largely drawing on employment data from the Statistics New Zealand 

Business Demography database, with sectors differentiated according to the 

Australia New Zealand Standard Industrial Classification (ANZSIC 2006) 
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system.  I have aggregated Census Area Unit (CAU) data where appropriate 

as set out in Attachment 1.  

7 I deal with the following matters:  

• The Proposed Rezoning of Business 4 to Industrial General / Commercial 

Mixed Use; 

• The rationale for limiting office activity outside centres; 

• Issues raised in support of the centres-based policy: business land and 

competitiveness, agglomeration economies, and externalities; 

• Evidence regarding the changing distribution of industry; 

• The changing distribution of business activity in southwest Christchurch; 

• Business land use in the Addington/Riccarton area; 

• Appropriate Zoning for and in the vicinity of Bernard St.  

EXECUTIVE SUMMARY 

8 The back-zoning of the land in the vicinity of Lincoln Rd from Business 4 to at 

first Industrial General and now some Commercial Mixed Use in the Proposed 

Christchurch Replacement District Plan reflects the City Council commitment 

to limiting office and retail activity outside existing centres.  This is consistent 

with the LURP and CRPS commitments to focusing on centres as a basis for 

recovery from the earthquakes and for limiting non-industrial uses in industrial 

zones to ensure adequate land is available for long-term industrial needs.  

However, the zone change for the Lincoln Rd area appears excessive as a 

method for achieving these outcomes, ignoring the nature of the area, its long 

standing established history of transitioning from industrial to commercial 

uses, and its proximity to the CBD.   

9 This back-zoning runs the risk of impeding the rehabilitation and intensification 

that has been underway for the past fourteen years. For this reason it is 

appropriate to examine the evidence presented in support of the centres-

based policy contained in the PCRDP, particularly as the provisions appear 

more stringent than those necessary to pursue the objectives.   

10 The economic arguments in favour of the policy include enhancing the 

competitiveness of Christchurch, achieving economic efficiencies from 

agglomeration economies, and avoiding infrastructure and amenity 

externalities.   
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11 One of the key suppositions on which this framework is based – that 

“dispersal” is a function of “relocation” (away from the CBD) -- is unproven.  

The CBD has not been in decline.  It continued to expand its office 

employment through to 2010, although at a slower rate than the rest of 

Christchurch.  This slower rate of growth was in part a structural effect – the 

CBD had substantial reliance on slow growing (generally business focused) 

sectors at the outset.  The faster growing sectors over the period were those 

serving households, which naturally respond to expanding demand through 

investment at suburban sites in the interests of a competitive presence, 

enhanced accessibility, and, consequently, economic efficiency. 

12 In addition, there is a significant cost penalty in locating offices in the CBD 

core rather than on its fringes.  Analysis of representative rents and 

occupancy costs suggests that a 25% saving is available for prime office 

space outside the core.  The differential will be less for lower specification 

offices, but there are unlikely to be many – if any – available in the CBD core.   

13 Excluding lower value-added office services and starts ups, or limiting their 

expansion by requiring them to accept higher occupancy costs will suppress 

investment, innovation, and growth in the service sector.  One outcome that 

will be the loss of potential economic and income growth.  This will be 

counterproductive to the long-term health of Christchurch and the CBD as it 

will see lower discretionary spending there than would otherwise be the case. 

14 The suggestions that directing offices to the CBD will generate the competitive 

advantages of agglomeration and that a growing CBD is “crucial” to a growing 

economy do not stand up.  The evidence suggests the opposite.  Even as the 

CBD experienced significant decentralisation (or at least slower office growth 

than the suburbs) between 2000 and 2010 the Canterbury economy easily 

outperformed the Auckland, and Wellington economies (measured in terms of 

gains in GDP per head).  On these grounds there is no basis for requiring 

activities that cannot afford it to meet the significantly higher office and retail 

occupancy costs of the CBD and established centres, a move that is more 

likely to lower investment and growth than lift it.  

15 The suggestion that there are externalities to do with underutilised 

infrastructure and amenities is also difficult to accept.  If Christchurch is to 

remain competitive it is important that infrastructure is planned and delivered 

to meet the needs of business and household investment, not the other way 
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round.  Obviously getting good utilisation out of existing investment is also an 

important consideration when catering for new capacity wherever it might 

locate.  On these grounds, it is incongruous to plan for less intensive rather 

than more intensive activity in the Addington/Riccarton area.  

16 There is also no evidence to support the suggestion that offices are central to 

the amenity of centres.  By and large, successful centres outside the CBD 

have been based on creating a high amenity retail environment supported by 

quality public spaces, food and beverage facilities, childcare facilities, and 

entertainments (including movie theatres).  Offices, where they are provided 

for tend to be consigned to the periphery of such centres. 

17 With respect to the CBD, amenity lies mainly in quality public spaces, 

recreational and entertainment amenities, visitor facilities, adequate eateries, 

and the like.  Public investment has enhanced the wider amenity of the 

Christchurch CBD over several decades even as traditional retailing has 

declined there.  The Central Christchurch Recovery Plan is no different, 

adopting a positive strategy of public investment in critical areas as the basis 

on which private investment will be attracted.  

18 The inference is that office investment will be influenced by the level of 

amenity and profile of an area, not the other way round, even if the 

development of prime office space in and around the CBD can be expected to 

add support to the recovery programme. 

19 A review of Christchurch’s industrial employment growth demonstrates a long-

term downward trend common throughout New Zealand and most developed 

world cities.  This is in large part an unavoidable outcome of low trade barriers 

and the emergence of highly productive Asian economies, supported by 

sophisticated international distribution channels.  The latter are reflected in an 

increased presence of logistics operations in New Zealand cities, including 

Christchurch.  These favour suburban or peripheral locations for large footprint 

warehouse-style operations close to good transport connections, and are 

unlikely to take up the usually more fragmented, centralised, and expensive 

sites associated with former manufacturing and processing operations.  

20 These trends are particularly evident in the mixed commercial and industrial 

activities in the south-western corridor, lying more or less west of Lincoln Rd 

and between Blenheim Rd and the southern motorway.  There has been 
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significant decline in manufacturing in the inner areas of the corridor, 

accompanied by expansion of logistics operations in the outer areas.  

21 In the Riccarton South CAU, where the sites subject to the KI Commercial 

submission are located, office based services have come to the fore since 

2000, particularity financial and insurance services, professional, technical 

and scientific services, and business administration and support services.  

The result between 2000 and 2010 was more than a tripling of employment in 

the area, despite a decline in manufacturing (from 20% to 5% of the total). 

22 I do not accept that the level of regulation and control proposed in Chapter 16 

is warranted by the evidence or other planning documents.  The PCRDP goes 

much further in limiting office-based activities than required to comply with the 

CRPS which pointed to the need to encourage office activity into centres and 

on those grounds establish thresholds for accepting office activities outside 

centres (including in industrial areas).  The LURP was even more liberal, 

emphasising the importance of centres to communities in the recovery phase 

rather than centres being necessary as a tool for long-term economic growth.  

The LURP adopted the language of encouragement and facilitation rather 

than direction. 

23 I do not agree with the rationale offered to support a more coercive approach 

to office location and especially the back-zoning of areas that are clearly in 

transition.  The land subject to the KI Commercial submission is part of an 

inner city area that is moving away from an industrial past, intensifying 

employment.  It has been characterised by the adaptation or replacement of 

redundant production and storage facilities to accommodate emerging service 

activities that by and large could not find suitable premises in the CBD (or 

other centres). On these grounds I support the submission by KI Commercial 

to zone its sites and other properties in the vicinity as Commercial Core.  

24 Since I undertook the analysis described in this evidence I understand that the 

Council planners have proposed rezoning some 2.5ha including my client’s 

Bernard St holdings as Commercial Mixed Use. The main effect of this 

appears to be to give existing retail and office activity permitted use status but 

otherwise allows retail or office investment only as ancillary uses.  Ancillary 

uses are subject to a size limit and must be inseparable from the primary 

activity, and located on the same site. While tidying up the initial anomaly of 

proposing industrial zoning across an area occupied increasingly by office-
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based services, the effect will still be to limit further office-based commercial 

development and thereby impede any further intensification of employment.   

25 The grounds for these conclusions are expanded in my evidence below. 

 
THE PROPOSED REZONING 

26 This statement has been prepared in support of the submission on the 

Proposed Christchurch Replacement District Plan (PCRDP) by K I 

Commercial Ltd opposing the rezoning of its Addington properties from 

Business 4 to Industrial General / Commercial Mixed Use and seeking the 

extension of the Commercial Core zone onto the area within the Lincoln Rd 

and Bernard, Walsall, and Wise streets quadrant shown in Attachment 2.  

27 The Industrial General Zone in the original PCRDP is intended to 

accommodate “industry that can operate in close proximity to more sensitive 

zones due to the nature and limited effects of activities including noise, odour 

and traffic” (16.1.1.3 a I).  Permitted activities include industrial and service 

activity, the latter covering “the use of land and/or buildings for the transport, 

storage, maintenance or repair of goods and vehicles and the hire of 

commercial and industrial equipment and machinery.”  In effect, the zone 

provides for light industry with externalities unlikely to be as significant as 

those associated with heavy processing or engineering activities.  

28 The recently proposed change from Industrial General to Commercial Mixed 

Use will not change the effective exclusion of new office or retail space. The 

wider area will remain Industrial General, despite the nearby presence of 

regional recreational and entertainment facilities (including AMI Stadium, 

Addington Raceway, and Hagley Park), and the prospect for further office and 

accommodation investment reflecting the local amenity these facilities bring to 

the area, proximity to the CBD, a high degree of accessibility.  

29 The result will be to reverse the development towards commercial activities of 

a former industrial area on the CBD fringe which is well suited to office-based 

and related service uses. The likely outcome of such a move will be a 

reduction in the rate and value of development, a result which will impact 

adversely on economic activity in Christchurch as well as the quality of urban 

development.  

30 Both the Industrial General and Commercial Mixed Use proposed zones 

permit ancillary offices and retailing within tight space limits beyond which they 
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are treated as discretionary.  This “back zoning” is contrary to the current 

nature of the Addington-Riccarton area which has transitioned away from 

industrial activities to predominantly commercial services, including offices.  

This transition has lifted, and should continue to lift, employment densities in a 

highly accessible central area.  While the effect of the proposed changes is 

likely to be to a slow down or halt to the development of commercial services 

in the area, it is also unlikely to see a transfer of existing activity to the CBD or 

the return of industry.  Consequently, the proposal raises the risk of under-

utilisation and even raises the prospect of long-term blight of a well located 

business zone.  

LIMITING OFFICE ACTIVITY OUTISDE THE CBD AND KEY CENTRES 

31 The exclusion of offices from industrial zones generally is justified by Senior 

Planner Mr Mark Stevenson in his evidence as complying with the Canterbury 

Regional Policy Statement: 

“the provision for office activity in all industrial zones without restriction does not 

give effect to Objective 6.2.6 of Chapter 6 to the CRPS, which anticipates that new 

commercial activities are primarily directed to centres (clause 3). In order to 

achieve this, method 2 of Policy 6.3.6 requires Council to “identify trigger 

thresholds for office and retail commercial activities in industrial areas where these 

activities are likely to give rise to distributional effects, particularly on larger 

commercial centres, or result in reverse sensitivity effects.” (Evidence of Mark 

David Stevenson, 15 April 2015, Para. 33.30) 

32 He bases this conclusion on the view that offices are the focal point of centres: 

“Offices generally . . . benefit from locations close to other services while also 

benefiting commercial areas by attracting a day time population. In effect, office 

activity contributes to the vitality of a centre and other activities benefit from that. 

To enable offices beyond centres, without limiting the scale, will not support their 

role as focal points and is therefore not appropriate in achieving Objective 3.3.7 (e) 

of the Strategic Directions chapter to maintain and enhance the Central City, KACs 

and Neighbourhood centres as community focal points” (Stevenson, para. 33.31). 

33 The presence of stores, eating places, and personal services add to the 

attraction of a locality for office (and industrial) workers.  In turn, the day-time 

population of workers will lift the turnover of consumer-oriented activities.  

However, the view that offices are the focal point necessary to attract retailing 

is not supported by the evidence.  The bulk of retail investment over the past 

decade has taken place independently of investment in office spaces, being 
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committed mainly to integrated retail centres (malls) or large format and trade 

based facilities, the latter as often as not in industrial areas.  This is 

demonstrated in Mr Heath’s evidence.  

34 The justification offered by Mr Stevenson relies heavily on the evidence of Mr 

Osborne: 

The economic benefits and costs of Council’s proposed approach and the relief 

sought by submitters is considered further in the evidence of Mr Phil Osborne, 

which supports a restrictive approach to office activity in industrial zones. 

(Stevenson, para. 33.32) 

35 Mr Osborne makes the following claims (Sections 6 to 10): 

• The dispersal of economic activity has caused a deterioration in the 

competitiveness of the CBD (Evidence of Philip Osborne, 13 April 2015, 

para.6.3).  

• The CBD is “a highly influential competitive asset … critical to the recovery of 

the Christchurch economy as a whole” (Osborne, para. 6.12) 

• That differences in growth rates between the CBD and “less appropriate 

locations” arises from “the relocation of commercial activities” (Osborne, 

para.6.8); 

• For Christchurch “to truly prosper it is fundamental that business locations are 

competitive” (Osborne, para. 12); 

36 I discuss these claims below. 

37 First, they are inconsistent with the evidence.  Despite the “deterioration in the 

competitiveness of the CBD” presumably undermining its contribution as a 

“highly influential competitive asset”, the Canterbury economy has clearly 

outperformed Auckland and Wellington (the latter with a relatively much larger 

CBD).   Statistics New Zealand’s estimates of regional GDP per person reveal 

annual compound growth rates between 2000 and 2010 of 4.2% for New 

Zealand, 3.3% for Auckland, 3.6% for Wellington (with substantially more 

employment in the CBD) , and 4.7% for Canterbury.  From 2010 to 2014 the 

figures were 3.3%, 3.6%. 2.4, and 5.9% respectively.  Any redistribution of 

economic activity occurring within Christchurch does not appear to have 

prejudiced the region’s economic performance. 

38 Second, Mr Osborne did not offer any evidence to support the claim that 

changes in the distribution of activity result from “the relocation of commercial 

activities” rather than simple differences in the rate and location of new 

investment by existing and new firms. If relocation were the driver of 
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decentralisation we might have expected a decline in service activities in the 

CBD prior to the earthquakes.  Instead they expanded. The fact that this 

expansion was not as marked in the CBD as in the suburbs is largely a result 

of economic structure – the mix of activities invested in and still investing in 

the CBD differs from the mix in the suburbs, and those sectors favouring a 

CBD locality have not been growing as quickly as other sectors. 

39 I described an analysis of growth among service activities in a Statement of 

Evidence prepared for this Hearing on behalf of Memorial Avenue Investments 

Ltd (Attachment 3, below).  This indicates that the fastest growing service 

sectors since 2000 tend to be those serving the residential market that 

naturally invest and expand in suburban locations readily accessible to that 

market.  Those that serve mainly business customers and are traditionally 

found in the CBD grew more slowly. This suggests that the main influence on 

the growth of the CBD commercial sector was structural and not simply a 

failure to retain mobile businesses attracted to suburban locations.  

BUSINESS LAND AND COMPETITIVENESS  

40 I do agree with Mr Osborne that Christchurch’s prosperity will be influenced by 

the competitiveness of its business locations.  This will determine their 

capacity to attract and sustain investment from new enterprise or enable 

current operations to expand.  In particular, any differential in the cost of 

occupation or operations from place to place will influence both where new 

investment occurs and the ongoing competitiveness of businesses.   

41 Bayleys Real Estate surveys occupancy costs1.  It reported prime office space 

in 2013 as leasing in the CBD for between $340 and $420/sqm and in the 

CBD fringe for between $250 and $360 (Bayleys Property Research, 

Christchurch Commercial and Industrial 2013).2   

42 These Christchurch CBD figures were exceeded only by offices in the 

Downtown, Britomart, and Wynyard Quarter precincts in Auckland. The 

implication is that occupancy costs in the Christchurch CBD post-earthquake 

                                                

1  http://www.bayleys.co.nz/~/media/Files/Research/57070%20Christchurch%20CI%20R 
eport.ashx, accessed 16  April 2015 

 
2  Bayleys treat Victoria St south of Bealey Ave as CBD fringe, whereas for statistical purposes it 

falls within the CBD 
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are substantial, matched or exceeded only by the most prestigious space in 

Auckland.  The retail areas follow a similar trend.   

43 To illustrate the cost differences between Christchurch CBD and CBD fringe 

offices, I have used the mid-point of each of the relevant rental ranges from 

paragraph 40, above, the representative cost of covered parking spaces, and 

operating expenses to calculate comparative occupancy costs.  For a 

1,000sqm office with ten car parks the CBD premium for a prime office over 

the fringe works out at $125,800 a year or an indicative saving in annual 

occupancy costs for an equivalent fringe office of around 25%.   

44 While the potential saving on the fringe is lower for secondary quality offices 

(assuming the same operating and car park costs), it is unlikely that 

secondary office space will be available in a rebuilt Christchurch CBD.  In 

addition, operating and parking costs are likely to be lower.  

45 A recent survey of 104 office occupiers in Christchurch undertaken by Lincoln 

University and real estate firm CBRE indicated cost expectations of $416/sqm 

for premium space, “compared with expected economic rents of $500” (CBRE 

Research Christchurch ViewPoint, May 2014, p.4).  The latter would lift 

Christchurch CBD rents above the majority of Auckland CBD premises.  The 

implication is that the market may struggle to meet the high rentals required 

for new CBD offices.  

46 This is consistent with the observation by Colliers International that:  

“Given the cost to develop, the level of quality, and the return required on 

investment, it is likely that the value of commercial properties in Christchurch’s 

compact central city will be the highest of any city in New Zealand on a per square 

metre basis” (Colliers International New Zealand CBD Office 2014 Highlights, , p.7). 

47 As it is, much of the new space in the CBD is being taken up by public sector 

tenants, including the City Council and New Zealand Police.  Bayleys report 

24,000sqm of office space is to be leased by government departments while 

the Justice and Emergency Services Precinct will account for 40,00sqm 

planned for 2017.   

48 The question remains whether the CBD will be a competitive location for 

businesses other than those that can justify high rentals for the profile that 

new central offices and retail areas offer?  Those office that can are most 

likely to be national or South Island head offices of national or international 

firms and financial and professional offices.   
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49 The challenge facing CBD redevelopment is to deliver new offices and retail 

premises at prices that will attract private sector tenants.  The reality is that 

this will be difficult to achieve.  The capacity for lower value added services to 

find suitable accommodation on the fringe of the CBD and in suburban 

locations needs to be preserved if Christchurch office-based services are to 

be competitive.   

50 Any suggestion that limiting office development outside the CBD might in 

some way increase occupancy within it and consequently lift its “vitality” 

ignores the fact that commercial services are highly diverse with quite different 

needs.  Indeed, to the extent that it discourages new investment outside the 

CBD (and key activity centres) such a policy is likely to act against economic 

recovery.  Only a minority of service activity is capable of leasing CBD offices 

and retail space, especially given the high cost profile emerging for 

Christchurch.  Given a lack of secondary office space in the CBD few service 

activities will be able to locate there.  If adequate, affordable provision is not 

made elsewhere investment in new or expanding services will be constrained. 

AGGLOMERATION ECONOMIES 

51 Despite a significant cost penalty Mr Osborne suggests that intervention 

through the District Plan to direct office investment to the CBD (and other 

established centres) is justified by the efficiencies arising from business 

agglomeration (Osborne, Sections 7 and 9). In support of this he cites a paper 

by Maré and Graham in which “they found a 10% increase in effective 

densities had 0.69% greater productivity” (Osborne, 9.11).  

52 This is a weak basis for a land use policy change for several reasons: 

• The estimation of agglomeration elasticities is difficult given the many 

variables other than city size and density that influence productivity.  

Estimates vary in the many international studies I have seen from non-

existent to around 0.1.  They are generally based on inter-urban and 

frequently inter-regional and inter-state comparisons and context-specific.  

They are not necessarily relevant to comparisons of sites within cities nor to 

the benefits accruing to individual firms from location in a large metropolitan 

area or in the CBD within a metropolitan area.   

• The elasticity cited by Mr Osborne is very small (0.069).  It means that all 

else being equal, doubling the density of a city (or employment areas) 
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would give rise to less than a 7% lift in business productivity.  But all else is 

not equal.   The costs associated with land use intensification (including 

redeveloping infrastructure, including transport infrastructure, increased 

congestion, and the like) are high.  In any case, the additional occupancy 

costs incurred by businesses from a policy restricting development outside 

the CBD (as discussed above) are likely to be much higher than the sorts of 

notional productivity gains they might reap. 

• It is also noteable with respect to the approach adopted in the study of the 

impact of transport investment by Maré and Graham study, that Graham 

subsequently conceded that the evidence regarding agglomeration benefits 

is not definitive: “A key conclusion is that we are unable to distinguish 

agglomeration effects from other potential explanations for productivity 

increases, most notably functional heterogeneity”3.  “Functional 

heterogeneity” refers to locational differences in the mix of activities.  

• I have already discussed the differences in service functions between the 

CBD and the rest of Christchurch (para. 39, above).  Higher productivity is 

associated with the higher value added per unit output of some activities 

compared with others.  Given that higher rents can be sustained by higher 

value activities and the higher incomes associated with professional or 

senior managerial employment, any apparent productivity premium in the 

CBD may simply reflect the presence of higher value added activities there.  

• If there was a meaningful competitive advantage from the concentration of 

employment in higher density localities within the city, employment growth 

in the CBD should have outperformed other parts of Christchurch over the 

decade to 2010. As the greatest concentration and density of service 

activity in 2001 (with 43% of the city’s employment) this theory suggests it 

should have enjoyed grown well ahead of the rest of the city subsequently.   

This was not the case (Figure 1). Service employment in the CBD did grow 

between 2001 and 2010 (by around 4,370 jobs or 13%).  However, there 

was much more growth elsewhere.  The inner suburbs saw an increase of 

25% (2,240 more jobs) and the balance of suburban Christchurch 32% 

                                                

3  Graham DJ and Ven Dender K (2009) Estimating the agglomeration benefits of transport 

investment: Some tests for stability Discussion Paper 2009-32, Joint Transport Research 

Centre, OECD 
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(9,640 jobs).  The suburbs as defined accounted for 55% of all service 

growth over the period; the inner suburbs 13%, and the CBD 25%.   

Figure 1: Shares of Service Employment in Christchurch, 2001 and 2010 

 

• To the extent that they may exist agglomeration economies are generally 

explained on the basis of scale rather than density.  The larger labour pool 

and greater repository of skills, business resources, and knowledge in 

larger cities are assumed to offer efficiencies that would not be available to 

businesses in smaller cities, providing them with a competitive advantage.  

The rates of productivity growth cited above certainly indicate that this is 

not the case, with Christchurch outperforming Auckland since 2000. 

• The notion that agglomeration advantages can be generated within a city 

by obliging business to cluster at a particular point or points, including the 

CBD, is unproven.  Contiguity or close proximity between competing or 

complementary businesses is not necessary as long as there are good 

transport and communication connections within a city.  The issue is one of 

accessibility, not density.  While the earthquakes have generated some 

challenges, transport and communications among the key centres of 

Christchurch, along the south-western corridor, or to and through the airport 

are certainly not so difficult that they would impede commercial transactions 

and the exchange of knowledge and skills. In any case, there is a body of 
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work that supports the obvious point that it is the capacity to conduct 

business outside the city that marks a successful business. 4 

53 In conclusion, the expectation that agglomeration economies will be realised 

through regulations that prevent office and retail-based services from locating 

according to their particular needs and requiring them instead to locate in the 

CBD or Key Activity Centres is not justified by the evidence.  A lack of scale 

and dispersal of office and retail activities in Christchurch has not prevented 

the Canterbury economy from outperforming the national, Auckland, or 

Wellington economies.  Similarly, the clustering of activities in the CBD did not 

result in it outperforming other parts of Christchurch.  Rather, job growth was 

most likely restrained there by structural factors.   

54 Regulations unduly limiting the distribution of offices and retail areas, 

especially reducing their capacity to locate in highly accessible localities, are 

likely to penalise businesses to the extent that they are discouraged from 

investing.  The result will be a reduction in Christchurch’s competitiveness.  

Amy consequent limiting of economic growth will reduce the income in the City 

which would otherwise be available to support the sorts of activities that do 

benefit from being in the CBD. 

EXTERNALITIES 

55 The other rationale offered in Mr Osborne’s evidence for the approach 

adopted to office location in the PCRDP is avoidance of externalities.  These 

are the costs (and benefits) arising from a decision, transaction, or particular 

course of action incurred by (or accruing to) individuals, businesses, or 

communities who are not party to it.  Mr Osborne suggests that a decision to 

invest outside the CBD or nominated centre creates an externality because it 

does not reap or contribute to the economic efficiency he associates with 

agglomeration.  As indicated above, it is my opinion that there is no evidence 

for agglomeration economies having any role to play in the efficiency or 

competitiveness of Christchurch businesses.  Paradoxically, policies based on 

the assumption that they do and that failing to invest in, say, the CBD is in 

some way a “market failure” are likely to reduce rather than enhance 

economic activity.  This is because they will either oblige businesses to accept 

                                                

4  For example, the extensive output on business strategy and competition and the 

competitiveness of nations and cities by Michael Porter, Professor at The Institute for Strategy 
and Competitiveness, based at the Harvard Business School 
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higher costs in less-than-ideal locations for their particular businesses, or 

suppress investment that would have otherwise taken place. 

56 Mr Osborne also suggests that without regulations directing offices to centres, 

particularly the CBD, individual location preferences will lead to inefficient 

infrastructure utilisation.  In fact, this is a matter that should be dealt with 

through a combination of efficient pricing, strong competitive oversight (where 

the incentive for monopoly suppliers to respond to market needs is limited), 

and land use and infrastructure planning that focuses on meeting the needs of 

expanding and changing communities in the most cost-effective way (Osborne 

Section 7).   

57 In other words, the onus goes back on to the planners and providers to 

achieve efficiencies and adequate service levels in the delivery of 

infrastructure in keeping with reasonable long-term land use commitments. 

Although there may be savings from implementing zones designed to lift 

demand for and returns from sunk investment in public infrastructure, if those 

plans reduce returns to businesses the private productivity loss might 

outweigh any anticipated productivity gain.  The result would be a net welfare 

loss to the community. The externalities in this case would arise from 

inappropriate infrastructure and land use decisions. 

58 Mr Osborne also expects a decline in the amenity of centres if offices are 

allowed to locate outside them by reducing “the value residents place on the 

vibrancy and sense of community achieved there” (para.9.3).  

59 He states that: 

“A fundamental factor in operating competitive vibrant business centres is the level 

of amenity offered; key to this is the level and choice of retail activity within a 

given area.  To remain competitive and fulfil its role and function in the community, 

it is crucial that a primary business centre provides an appropriate level of both 

retail and commercial (office) activity”. (Osborne, para.7.10). 

60 This is the converse of Mr Stevenson’s claim that offices are required in 

centres to support retailing (see paragraph 34, above).  More generally, the 

emergence of large, retail-dominated centres with covered car parks, crèche 

and playground facilities, food halls, occasionally movie-theatres, and 

generous, secure, sheltered public spaces has demonstrated that when 

provided a reasonable level of amenity will attract patronage.  This is 

recognised in strategies to attract residents and visitors into central city 



DOP-123497-1-379-V3 
 Page 17/30 

precincts affected by the decline in traditional office activities and changing 

retail behaviour.  It has certainly been the approach of adopted in CBDs 

responding to a decline in traditional retail activity, with investment in public 

spaces and facilities aimed at attracting both residents and tourists as a centre 

of recreation, entertainment, and culture.  

61 As it stands, the Council has undertaken significant investment in and around 

the CBD over the past 30 years with the result that prior to the earthquakes it 

was a vibrant destination for residents and visitors despite the fact that other 

parts of the city were enjoying stronger retail and service growth. 

62 The Christchurch Central Recovery Plan will do much to restore that role and 

potentially enhance it in a more compact city core. While making provision for 

substantial office and retail investment, it does not depend on that, however, 

to restore the CBD as the centre of the Christchurch community.  Instead it is 

driven largely by urban design considerations and substantial public 

investment including large public-sector funded anchor projects.  

63 On these grounds I do not accept the implied cause and effect relationship 

suggesting that if offices and retail areas locate outside existing centres, there 

will be an amenity cost.  Rather, the level of amenity is based on the quality of 

investment in public spaces – an urban design issue -- and the provision of 

recreational and entertainment services and facilities that attract people to the 

CBD or to one centre rather than another.  

64 I conclude that there are no significant externalities arising from offices 

locating outside central areas or the CBD other than those that might be 

associated with the quality of the development, the impact on urban form, and 

the quality of the infrastructure that exists to accommodate it. 

THE LAND USE OUTCOMES OF CHANGES IN INDUSTRY 

65 A decline in industrial activity has been offset through the displacement of 

processing and manufacturing activity by more space demanding logistics – a 

sector defined by the increasing integration of transport, storage, 

warehousing, wholesaling, and order fulfilment (Figure 2).  This is in large part 

the local manifestation of international advances in production and distribution 

chains arising from a reduction in trade barriers over the past thirty years and 

the modernisation of the Southeast Asian and Chinese economies.   
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66 These wide-reaching structural changes in industry are reflected in changing 

local land use needs. Investment in the delivery end of global supply chains 

(the logistics sector), for example, increases demand for large sites close to 

key transport infrastructure - port and airport, arterial roads, and railway 

facilities.  The associated redundant capacity in former manufacturing areas 

closer to the city centre or labour pool in established suburbs is then likely to 

be taken up by diverse personal and industrial repair and maintenance 

services, trade yards, large format retailing, specialist producers and 

wholesalers, recreational activities, and office activity.  Even former transport 

depots and storage yards are likely to be replaced by larger premises on the 

city edge to facilitate bulk and automated handling, giving way to more 

diverse, more employment intensive uses closer to the city centre. 

Figure 2: Industrial Employment Growth 

 

THE CHANGING DISTRIBUTION OF BUSINESS ACTIVITY IN SOUTHWEST 

CHRISTCHURCH; 

67 The changing composition of industry is changing the distribution of industry 

(Figure 3). The inner city, including the CBD and suburbs such as Addington, 

Riccarton, and Sydenham, has seen a decline in manufacturing offset only in 

part by the impact of the earthquakes on the construction sector.   
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Figure 3: The Changing Distribution of Industrial Activity in Christchurch 
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68 Hence, in 2000 the inner city accounted for 26% of the city’s manufacturing 

employees.  In 2010 this share (of a much smaller sector) was down to 16%.  

(The share increased to 18% in 2014, but the total number employed 

nevertheless fell 3,920 to 3,020).  The share of logistics fell from 35% to 25% 

(18% in 2014).  Even though the city maintained its share of construction 

employment, and has therefore participated in the post-earthquake boost, the 

industrial sector as described here fell from 16,380 employees in the inner city 

in 2000 to 11,960 in 2014. One consequence has been the availability of 

highly accessible premises for redevelopment to cater a range of small, often 

entrepreneurial commercial and community activities close to the CBD. 

69 If we turn to the area in which KI Commercial has an interest, it is useful to 

look at what has been happening in the south-western employment corridor, 

focused on Lincoln and Blenheim roads.   For this purpose I have taken 

employment data relating to the following Census Area Units: 

Addington, Riccarton South and Riccarton (these three forming part of 

the inner corridor); and Sockburn, Middleton, Hornby North and South, 

Wigram and Islington (these six forming the outer corridor).   

70 Jointly, these CAUs account for close to 40% of all Christchurch’s industrial 

employment, a share that has been increasing steadily since 2000, particularly 

in manufacturing and logistics. 

Figure 4: The Changing Nature of Industry in the South West Corridor 

. 
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71 Perhaps more significant are the changing land uses within the corridor.  The 

inner areas (Addington, Riccarton South and Riccarton CAUs) saw a drop in 

manufacturing employment over the decade (although with a slight pick-up 

since 2010) and movement to a far more service oriented mix, particularly in 

business services. (The inner southwest also had a much greater dependence 

on retail and food and beverages but this reflects in large part the presence in 

the Riccarton Census Area Unit of the Riccarton mall).  

72 More signficant, though, is the strength of business services and their growth 

even prior to the earthquakes. These services, many of which are office 

based, tend to locate in the Mandeville Rd and Lincoln Rd areas.   

73 The inner southwest, as described, has clearly emerged from the contraction 

of industry as a significant mixed use area on the fringe of the CBD, supported 

by both the growth in non-industrial activities and increased economic 

diversity.  Manufacturing and construction accounted for around 4,100 jobs at 

the time and logistics for 1,700.  A key contributor has been the business and 

personal service activities, employing 12,390 people in February 2014.  

Personal and other services employed 3,050 and retailing 1,670.  (This figure 

omits Riccarton CAU and therefore Riccarton centre).  

74 This signifciant retail presence no doubt reflects a number of influences on 

local demand including a resurgence of day-time population (employees) in 

the area, the presence and profile of recreational and entertainment venues in 

and around Addington, together with modest but I understand an increasing 

commitment to accommodation.   

75 A general bias towards logistics means any industry growth in the future is 

unlikely to favour Addington ahead of sites closer to the edge of the city, as 

indicated in the figures for outer south west, where adequate space and ease 

of access to arterial roads offer competitive advantages. 

ZONING THE LINCOLN RD-BERNARD ST-CLARENCE ST AREA 

76 The KI Commercial properties are located in Bernard St within the Riccarton 

South CAU, part of an area rezoned in the PCRDP as Industrial General.  The 

proposal is now to modify this smaller area identified in Attachment 2 to 

Commercial Mixed Use, although like Industrial General zoning this does not 

enable further office or retail development.   
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77 This “Bernard St precinct” adjoins a small area of Commercial Core land to the 

west, and is close to a substantial medium density residential area beyond 

there.  It is adjacent to the railway to the north, beyond which further Industrial 

General zoning is proposed. Given the changes taking place in industry and 

its movement towards the larger, less intensively developed sites closer to the 

city edge, the extensive area of Industry General appears excessive, out of 

keeping with the changing character of the area, and likely to reduce the 

intensity of development.  The rezoning of the Bernard St precinct to 

Commercial Mixed Use does little to remedy that and is out of step with the 

current and changing nature of activities there.  

78 Employment in the Riccarton South CAU, which includes Bernard St, grew by 

over 160% between 2000 and 2010, and by another 80% since then (or close 

to 370% over 14 years).  The bulk of this growth was attributable to business 

services which accounted for 47% of employment in 2014 compared with 13% 

in 2000.  The only other signifcant growth activities were retailing (12% of the 

employees in 2014) and construction (17%).   

79 As a result of this growth the local economy has become diverse, with 

signficant employment across a much wider range of sectors by 2010 and 

2014 than in 2000 (Table 1). Hospitality (acommodation and food services) 

remains important.  Although manufacturing and logistics (or at least the 

transport and storage end) have experienced an upturn since the 

earthquakes, it is unlikely that they will maintain the growth momentum 

established over the first ten years by other sectors.  Similarly, while 

construction has been a major source of recent growth (accounting for 17% of 

the total jobs gained since the earthquakes) it is unlikely to remain in the area 

in the long term. 

80 While I understand that the Bernard St site was in the past a freight depot with 

extensive storage facilites and subsequently the site of a furnitrue 

manufacturer, it has accommodated a variety of non-industrial tenants since 

then.  I am informed that after 2004 these have included offices, a gallery, 

specialist retailing, the supply of products for disabled persons, recreational 

faciltiies, storage, and creche faclities.   
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Table 1 Employment Changes by Sector, Riccarton South, 2000-14 

Riccarton South 2000 2010 2014 
Share of Total 2000-2014 

2000 2014 Shift % Shift Share 

Finance & Insurance 24 1,140 2,940 1% 23% 2,916 29% 23% 
Construction 440 380 2,160 16% 17% 1,720 17% 17% 
Prof., Tech. & Scientific Services 300 1,000 1,900 11% 15% 1,600 16% 15% 
Retail 220 1,220 1,500 8% 12% 1,280 13% 12% 
Business Admin & Support 0 580 940 0% 7% 940 9% 7% 
Accommodation & Food 6 220 460 0% 4% 454 5% 4% 
Transport & Warehousing 160 190 440 6% 3% 280 3% 3% 
Rental, Hiring, Real Estate 18 50 200 1% 2% 182 2% 2% 
Public Admin & Safety 0 30 160 0% 1% 160 2% 1% 
Health Care, Social Assistance 0 220 150 0% 1% 150 1% 1% 
Manufacturing 560 480 700 20% 5% 140 1% 5% 
Info., Media, Communications 12 70 150 0% 1% 138 1% 1% 
Utilities 50 70 170 2% 1% 120 1% 1% 
Arts & Recreation 70 6 160 3% 1% 90 1% 1% 
  Education & Training 0 0 24 0% 0% 24 0% 0% 
Other Services 240 240 200 9% 2% -40 0% 2% 
Wholesale Trade 640 820 560 23% 4% -80 -1% 4% 
Total Industry 2,740 7,180 12,814 100% 100% 10,074 368% 100% 

 

81 Based on an area of 79.7 ha, employment density in Riccarton South 

increased from around 34 persons/ha in 2000 to 90/ha in 2010 and 160/ha in 

2014.  This represent a signifcant lift in the intensity of private and public 

infrastructure use in an area close to the CBD. The Bernard St site, for 

example, is less than 3km from the Colombo and Hereford streets intersection 

in the city centre.  

82 Given this location and current employment densities, the area is highly 

unlikely to revert to industry even with an Industry General zoning, or to the 

sort of quasi-industrial and final demand services anticipted in the Commercial 

Mixed Use zone.  Both effectively block the future office-based services or 

retailing that offer the most prospect for the continuing effective utilisation of 

land in this area.  

83 The expansion of logistics and decline of manufacturing reduce industrial 

employment densities and mean that extensive peripheral sites are preferred 

to inner city sites.  It is difficult to anticipate the Addington area being used for 

anything other than offices, services, small warehouses, showrooms, some 

niche manufacturing and trade services, and retail, food and recreational 

services catering for local workers.  However, if, through back-zoning (whether 

to an industrial or mixed use) the expansion of service and retail activities is 

curtailed, employment growth may be expected to stall, raising the prospect 

that the level and intensity of activity may diminish rather than increase.  
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CONCLUSION 

84 Having considered the rationale for a more restrictive approach to the location 

of office-based services in the PCRDP I do not accept that the level of 

regulation and control proposed in Chapter 16 is warranted by the evidence.  

The PCRDP appears to go much further in limiting offices and commercial 

services outside the CBD and established centres than required to comply 

with the CRPS.  The Regional Policy Statement pointed to the need to 

encourage office activity into centres and to establish thresholds for accepting 

offices outside them (including in industrial areas) rather than imposing rules 

that would effectively stop their development in other suitable areas.  The 

LURP emphasised the importance of centres to communities in the post-

earthquake recovery phase, but adopted the language of encouragement and 

facilitation rather than direction. 

85 I disagree with the economic rationale offered to support a planning approach 

of back zonings areas that are clearly in transition from an industrial past.  By 

adapting or replacing redundant production and storage facilities in the 

Addington area the area has taken on a commercial character following the 

decline of industrial activity in the area.  This includes a range of growing 

business and office services, with associated retail activity, and recreational 

services.  There area is close to a substantial residential area with its 

proximate labour force and demand for household services.  It is close to 

recreational facilities of regional if not national significance which will sustain 

additional demand for retailing, food services, and even the an expanding 

accommodation sector in the vicinity. 

86 Being close to the CBD the Addington area is ideally placed as a location for 

these sorts of activity, particularly those that cannot justify or afford a core 

CBD location.  Given this, there is no prospect that continuing the “business 

gentrification” of the Addington area will threaten the viability or vitality of the 

CBD.  Rather, it will provide an effective location for those sorts of activities, 

including young or growing enterprises that value accessibility but cannot 

afford to locate in the CBD.  Indeed, the continuation of the commercial 

transition of this area through further office and related investment will do 

more for the Christchurch economy than any attempt to halt that form of 

investment and revert to industry through district plan provisions. 
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87 This gentrification of a former industrial area is a common, rational, and, in 

urban form terms, coherent land use response to the rundown of traditional 

activities in an inner city area.  It is very clear, for example, in the changing 

urban landscape of inner Auckland (including Grafton, Newton, Eden Terrace, 

Ponsonby, Parnell, and Newmarket areas) where it is favoured by the Council 

as a basis for consolidation and intensification within the city.  Within the 

Addington and Riccarton area the prospect of such positive urban design 

outcomes (which will, incidentally, support the inner city residential 

development) is prejudiced by the currently proposed zonings.  

88 On these grounds I support the submission by KI Commercial to zone its sites 

and other properties in the vicinity as Commercial Core.  Given the reduction 

in area proposed for that zoning by the submitter (Attachment 2), I am 

confident that the area will be largely taken up by office activity to the 

economic benefit of the area and the city, including the CBD. 

 

Philip McDermott 

24 April 2004 
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ATTACHMENT 1: SPATIAL REFERENCE 

  

Area Sector Census Area Unit Area Sector Census Area Unit

INNER CBD 591700 Avon Loop SUBURBAN West 592000 Aorangi

INNER CBD 591500 Cathedral Square SUBURBAN West 589900 Avonhead

INNER CBD 591600 Hagley Park SUBURBAN West 588700 Bishopdale

INNER East 592600 Edgeware SUBURBAN West 587812 Broomfield

INNER East 593501 Linwood SUBURBAN West 589200 Bryndwr

INNER East 593300 Richmond South SUBURBAN West 588900 Burnside

INNER East 592402 St Albans East SUBURBAN West 588300 Casebrook

INNER East 592401 St Albans West SUBURBAN West 589500 Deans Bush

INNER Southeast 593502 Phillipstown SUBURBAN West 589400 Fendalton

INNER Southeast 594600 Sydenham SUBURBAN West 588600 Harewood

INNER West 589300 Holmwood SUBURBAN West 589601 Hawthornden

INNER West 592200 Merivale SUBURBAN West 590000 Ilam

INNER West 590701 Mona Vale SUBURBAN West 589100 Jellie Park

INNER West 589000 Wairarapa SUBURBAN West 588500 Kaimahi

INNER Southwest 594700 Addington SUBURBAN West 589800 Masham

INNER Southwest 590800 Riccarton SUBURBAN West 589602 Merrin

INNER Southwest 590900 Riccarton South SUBURBAN West 588800 Russley

INNER Southwest 590702 Riccarton West SUBURBAN West 592100 Strowan

SUBURBAN West 590100 Upper Riccarton

SUBURBAN East 593100 Aranui SUBURBAN West 589700 Westburn

SUBURBAN East 593400 Avonside SUBURBAN Southwest 587845 Aidanfield

SUBURBAN East 593800 Bexley SUBURBAN Southwest 594800 Barrington North

SUBURBAN East 593900 Bromley SUBURBAN Southwest 594900 Barrington South

SUBURBAN East 593000 Chisnall SUBURBAN Southwest 591102 Cashmere East

SUBURBAN East 593700 Linwood East SUBURBAN Southwest 591101 Cashmere West

SUBURBAN East 593600 Linwood North SUBURBAN Southwest 587846 Halswell Domain

SUBURBAN East 595800 New Brighton SUBURBAN Southwest 587302 Halswell South

SUBURBAN East 595900 South Brighton SUBURBAN Southwest 595300 Hillmorton

SUBURBAN North 588401 Belfast South SUBURBAN Southwest 595100 Hoon Hay

SUBURBAN North 591800 Northcote SUBURBAN Southwest 595200 Hoon Hay South

SUBURBAN North 588102 Redwood South SUBURBAN Southwest 587400 Hornby North

SUBURBAN North 588200 Styx Mill SUBURBAN Southwest 587500 Hornby South

SUBURBAN Northeast 592900 Avondale SUBURBAN Southwest 587830 Islington

SUBURBAN Northeast 592811 Burwood SUBURBAN Southwest 590300 Middleton

SUBURBAN Northeast 592812 Dallington SUBURBAN Southwest 587304 Oaklands East

SUBURBAN Northeast 592500 Mairehau SUBURBAN Southwest 587303 Oaklands West

SUBURBAN Northeast 590502 Marshland SUBURBAN Southwest 587701 Sockburn

SUBURBAN Northeast 595600 North Beach SUBURBAN Southwest 595400 Somerfield

SUBURBAN Northeast 591900 Papanui SUBURBAN Southwest 595000 Spreydon

SUBURBAN Northeast 590602 Parklands SUBURBAN Southwest 587844 Westmorland

SUBURBAN Northeast 588101 Redwood North SUBURBAN Southwest 590200 Wharenui

SUBURBAN Northeast 593200 Richmond North SUBURBAN Southwest 587702 Wigram

SUBURBAN Northeast 592300 Rutland

SUBURBAN Northeast 592702 Shirley East RURAL North 590400 Belfast

SUBURBAN Northeast 592701 Shirley West RURAL North 588402 Sawyers Arms

SUBURBAN Northeast 592820 Travis RURAL North 590604 Styx

SUBURBAN Northeast 590501 Travis Wetland RURAL Banks Penin. 596800 Akaroa

SUBURBAN Northeast 590603 Waimairi Beach RURAL Banks Penin. 596901 Akaroa Harbour

SUBURBAN Southeast 595500 Beckenham RURAL Banks Penin. 596902 Banks Eastern Bays

SUBURBAN Southeast 594200 Ensors RURAL Banks Penin. 596502 Diamond Harbour

SUBURBAN Southeast 594020 Ferrymead RURAL Banks Penin. 596503 Governors Bay

SUBURBAN Southeast 591300 Heathcote Valley RURAL Banks Penin. 597101 Little River

SUBURBAN Southeast 596400 Lyttelton RURAL Banks Penin. 596600 Port Levy

SUBURBAN Southeast 596102 Moncks Bay RURAL Banks Penin. 591200 Rapaki Track

SUBURBAN Southeast 596000 Mt Pleasant RURAL West 587902 Mcleans Island

SUBURBAN Southeast 594300 Opawa RURAL West 587820 Templeton

SUBURBAN Southeast 595700 Rawhiti RURAL West 587811 Yaldhurst

SUBURBAN Southeast 594400 St Martins RURAL Southwest 587842 Halswell West

SUBURBAN Southeast 596200 Sumner RURAL Southwest 587847 Hendersons Basin

SUBURBAN Southeast 594500 Waltham RURAL Southwest 587903 Kennedys Bush

SUBURBAN Southeast 594100 Woolston South

SUBURBAN Southeast 594010 Woolston West
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ATTACHMENT 2: AREA PROPOSED FOR COMMERCIAL CORE ZONE 

 

 



DOP-123497-1-379-V3 
 Page 28/30 

ATTACHMENT 3: THE ROLE OF STRUCTURAL CHANGE ON CBD GROWTH   

Extract from Statement of Evidence on behalf of Memorial Avenue Investments on the Proposed 

Christchurch Replacement District Plan – Commerical and Industrial Proposals 

Philip James McDermott 24 April 2015 

5. THE CHANGING LOCATION OF COMMERCIAL ACTIVITIES 

5.1. The PCRDP separates retailing from other commercial services which it defines as 

businesses “providing personal, property, financial, household, private or business 

services to the general public” PCRDP, Chapter 2, p. 13).  It lists a number of 

inclusions defined by function which cover both household and business demand.   

5.2. As in retailing, there is a risk that directing particular service functions towards 

particular centres within a historically-based hierarchy will limit opportunities to move 

from the “status quo”, discouraging their growth.  

5.3. An analysis of trends in Christchurch service employment from 2001 to February 

2010 confirms that the CBD remained the dominant centre (Table 1) although there 

were gains in suburban areas (defined in Attachment 1). While, the period to 2007 

was marked by strong growth across the board, suburban areas stood out (Table 2).  

The inner and outer suburbs together accounted for 69% of service job gains 

compared with 22% in the CBD. The slowdown during the global downturn, between 

2006 and 2010, saw no growth on the inner suburbs. 

Table 1: The Distribution of Service Activity in Christchurch, 2001 to 2010 
  Number Percent Share 

  2001 2006 2010 2001 2006 2010 

CBD 33,780 36,699 38,151 43% 40% 40% 

Inner Suburbs 11,294 13,567 13,532 15% 15% 14% 

Outer Suburbs 30,167 36,951 39,798 39% 41% 42% 

Lyttelton 223 229 237 0% 0% 0% 

Rural 2,215 3,397 3,504 3% 4% 4% 

Total 77,679 90,843 95,222 100% 100% 100% 
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Table 2: Changes in the Distribution of Service Employment 

 
2001-2006 2006-2010 2006-2010 

Number % Share % Number % Share % Number % Share % 

CBD 2,919 9% 22% 1,452 4% 33% 4,371 13% 25% 

Inner Suburbs 2,273 20% 17% -35 0% -1% 2,238 20% 13% 

Outer Suburbs 6,784 22% 52% 2,847 8% 65% 9,631 32% 55% 

Lyttelton 6 3% 0% 8 3% 0% 14 6% 0% 

Rural 1,182 53% 9% 107 3% 2% 1,289 58% 7% 

Total 13,164 17% 100% 4,379 5% 100% 17,543 23% 100% 

 

5.4. Digging a bit deeper, I ranked employment in each of 35 predominantly office based 

service activities in terms of their contributions to job growth in Christchurch from 

2001 to 2010 (Table 3). Even putting aside pre- and primary school education (which 

gained over 2,110 jobs), household-oriented activities dominate growth. Leading 

service sectors include Residential Services (+1,170), Personal and Other Services 

(+1,350) and Arts and Recreation Services (+1,180).  The expectation is that their 

changing distribution will reflect the changing distribution of households as the city 

grows. 

5.5. High performing services split that cater to both final and intermediate demand 

include Architectural, Engineering and Technical Services (up 1,520 employees) and 

Public Order, Safety and Regulatory Services (+1,400).   They are likely to have 

mixed location demands, with more specialist offerings favouring a central location 

and others a suburban location, closer to workforce and clients.  Technical service 

businesses often favour low-rise, relatively large footprint offices with abundant 

natural lighting, offices which are more economical in suburban areas. 

5.6. Some services that traditionally favour a central location have suffered a significant 

downturn. Given that in many cities the CBD is typically the location of a 

disproportionate share of slow growth activities, if only because of their long-standing 

nature, its decline in Christchurch can be seen as ”structural” in nature, at least in 

part, rather than resulting from a failure to compete with other Christchurch localities.   

5.7. Structural change results from factors such as declining demand for a particular 

service or sector-wide transformations from, for example, changes in ownership, 

service specifications, technology, regulations, modes of delivery, or the competitive 

environment.  These factors will impact disproportionately in areas where those 

sectors are concentrated 

5.8. Over the past decade or so such impacts are evident in advertising, market research, 

travel agencies, information and media services, and employment agencies.  (Not 

surprisingly, perhaps, the last-mentioned experienced a significant revival after the 

earthquakes in Christchurch). 
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Growth of Service Activities 
  

2001 2010 2012 

Changes 

  
2010-

2001 

2010-

12 

P80 Preschool and School Education 7,330 9,390 9,400 2,060 10 

Q86 Residential Care Services 4,730 6,480 6,060 1,750 -420 

M692 Architectural, Engineering and Technical 

Services 
1,530 3,050 3,910 1,520 860 

O77 Public Order, Safety and Regulatory Services 2,440 3,830 3,800 1,390 -30 

S95 Personal and Other Services 3,180 4,550 4,060 1,370 -490 

R Arts and Recreation Services 2,880 4,060 3,250 1,180 -810 

M70 Computer System Design and Related 

Services 
1,380 2,510 2,700 1,130 190 

Q84 Hospitals 7,130 8,020 8,100 890 80 

M696 Management and Related Consulting 

Services 
1,750 2,620 2,320 870 -300 

Q85 Medical and Other Health Care Services 6,810 7,630 7,570 820 -60 

N73 Building Cleaning, Pest Control and Other 

Support Services 
1,930 2,710 3,000 780 290 

M693 Legal and Accounting Services 2,400 3,080 2,900 680 -180 

R91 Sport and Recreation Activities 1,750 2,390 1,960 640 -430 

P81 Tertiary Education 4,150 4,630 4,160 480 -470 

O751 Central Government Administration 1,910 2,360 2,320 450 -40 

K64 Auxiliary Finance and Insurance Services 780 1,200 1,070 420 -130 

N729 Other Administrative Services 1,570 1,980 1,670 410 -310 

P82 Adult, Community and Other Education 1,310 1,700 1,320 390 -380 

Q87 Social Assistance Services 1,800 2,190 2,050 390 -140 

S94 Repair and Maintenance 2,140 2,500 2,440 360 -60 

L66 Rental and Hiring Services (except Real 

Estate) 
1,320 1,610 1,480 290 -130 

M691 Scientific Research Services 270 560 520 290 -40 

K63 Insurance and Superannuation Funds 830 1,090 1,290 260 200 

O753 Local Government Administration 1,180 1,440 1,110 260 -330 

L67 Property Operators and Real Estate Services 1,270 1,500 1,470 230 -30 

K62 Finance 2,060 2,210 1,980 150 -230 

M697 Veterinary Services 150 300 300 150 0 

J Information Media and Telecommunications 3,740 3,860 2,970 120 -890 

M699 Other Professional, Scientific and 

Technical Services 
100 180 150 80 -30 

O754 Justice 150 210 190 60 -20 

M694 Advertising Services 300 330 460 30 130 

N722 Travel Agency Services 760 770 600 10 -170 

O76 Defence 100 60 35 -40 -25 

N721 Employment Services 4,140 4,010 6,630 -130 2,620 

M695 Market Research and Statistical Services 2,630 390 320 -2,240 -70 

TOTAL 77,900 95,400 93,570 17,500 -1,835 

 


