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INTRODUCTION 

1 My full name is David Andrew Cosgrove. 

2 I am Divisional Development Manager New Zealand for the company 

AMP Capital Investors (New Zealand) Limited (AMPC), based in 

Auckland.  I hold a Bachelor of Regional Planning (Hons) degree from 

Massey University. 

3 I have been heavily involved in property development throughout NZ 

and Christchurch for various corporate entities since 1986, including 

Progressive Enterprises, Coles Myer, Countdown Foodmarkets, 

Westfield New Zealand and AMP. Currently I am involved in New 

Zealand wide developments and Christchurch development proposals 

for The Palms Shopping Centre, Northwood Supa Centa, Styx Centre 

and Merivale Mall. 

4 AMPC is the parent company of AMP Capital Palms Pty Limited (Palms) 

which owns and operates the Palms Shopping Centre.  

EXECUTIVE SUMMARY 

 

 

 

  

1 The Palms Shopping Centre is a modern and vibrant sub-regional shopping 

destination situated in the heart of the Shirley community. 

2 The Palms is identified as a Key Activity Centre and Palms wishes to 

continue to invest in the shopping centre. 

3 Retail is a fast changing environment. In order to meet consumer demand 

now and in the future, flexibility and the ability to develop the asset in a 

timely manner will influence investment choices Palms has. 

4 Over time Palms has built-up a land bank of adjoining properties to the 

North and West of the Centre, it now seeks the opportunity to enhance the 

Palms and utilise this land for commercial purposes. 
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General Description of the Palms 

5 The Palms Shopping Centre has been an integral part of the Shirley 

community for over 50 years, with previous owners taking a block of 

strip-shops and turning them into a small shopping block, acquiring 

more land and undertaking incremental developments. The last 

significant development occurred in 2004, with the addition of a 

cinema complex, outdoor dining precinct and an increase in speciality 

shops.  It now is the third largest shopping centre in Christchurch with 

39,331m2 GFA, it has over 100 specialty stores, a supermarket, two 

department stores, a 1600 seat theatre cinema and associated 

parking structures.   

AMPC’s Approach to Mall Development 

6  AMPC is a well funded, highly experienced and sophisticated 

developer. It is a long-term owner and operator of commercial 

property, including extensive retail investments throughout New 

Zealand and Australia. As an investor it has competing investment 

options, the local planning conditions are an important consideration 

when we make investment decisions.  

7 AMPC as owner and active manager of many shopping malls 

throughout Australasia, constantly evaluates retail sales performance, 

market demand trends and undertakes detailed market research in 

developing the brief for the redevelopment of existing centres.  

Concurrently it reviews opportunities to purchase and ‘land bank’ 

properties so when the market conditions and demand for a 

redevelopment of a centre are aligned, the land asset is available.  

The ‘land bank’ in the proximity of the Palms has been progressively 

acquired by Palms and the various owners of the Palms over the past 

20 years. 

8 Any development needs to be sympathetic to the community and 

surrounding neighbourhood. The design of the each shopping centre 

incorporates local elements/materials. 

9 The ‘land banking’ of suitable properties in the proximity of the Palms 

has been undertaken with the view that the Palms is a ‘live’ and 

evolving asset and every opportunity to ensure this community asset 



 

 

LJS-104011-38-406-V1 

 

has a ‘land bank’ for future development must be endorsed. The rate 

of development for a Centre like the Palms will always be driven by 

market demand, planning ahead is required to allow Palms to react 

quickly at the appropriate time. 

Pre-earthquake Plans for Expansion 

10 In 2010 AMPC recognised that the Palms was reaching the upper 

limits of trading capacity and needed to expand in order to increase 

the depth of the specialty retail it offers to its customers. It 

successfully obtained resource consent approval to add a further 

9329m2 of GLFA and additional car parking in an expanded multi-level 

structure to the existing Centre. 

11 Prior to this application/resource consent approval, the previous 

owners had contemplated an expansion of the Palms to the north, 

having commensurate discussions with Council to relocate some 

Council activities and include a Bus interchange to the South of the 

Palms on land the owner had also acquired over time. 

Post-earthquake Plans for Expansion 

12 Post February 2011, Christchurch is a changed City and so too are the 

customers.  There is increased reluctance to park in multi-level car 

parking structures, with ‘on-grade’ carparks at the Palms at maximum 

occupancy. Retail offers like Restart in the CBD have also successfully 

introduced customers to non-traditional forms of retailing. Any future 

developments at the Palms need to be flexible and responsive to 

changing consumer demand and their retail expectations.  The 

traditional retailing model is also under threat from online retail, 

parallel importing and the grey market. 

13 The existing resource consent provides for intensification of the retail 

offer, which could only be achieved on the existing site through the 

‘infill’ of the existing carpark to create an expanded ground floor retail 

precinct, it would then be necessary to build an additional carpark 

structure above that expanded retail.   

14 It is our belief that customers Post-Earthquake are reluctant to park in 

multi-level car parking buildings.  As a result Palms has reviewed its 
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plans for redevelopment, also taking into account the shifting 

demographics of the City.  We seek in our submission that areas of 

land to the immediate north and west of the Palms are zoned for 

commercial purposes rather than residential. 

Amassing the land for Expansion 

15 Over the past 20 years the respective owners of the Palms have 

progressively acquired 31 residential properties to the North and West 

of the Centre for the express purpose of amassing a ‘land bank’ for 

the future expansion of the Palms. Palms has no intention of 

developing the land for residential intensification.  

16 Palms has also acquired land holding to the South and East of the 

Centre.  

Mall Retail Changes 

17 To facilitate commercial retail development the owner needs flexibility 

to react to the market and without the hurdle of protracted resource 

consent applications.  Too often the time and cost of this process can 

turn a viable development into an uneconomic one and therefore it 

remains unfunded.  

18 With the loss of many community facilities in the immediate Shirley 

area, the role of the Palms as a Key Activity Centre is more important 

than ever. The Palms is the hub of the community, providing the 

framework for key services such as Banks, Cafes, and Post Offices.  A 

modern shopping centre is the cross-over point of community life. 

Investors must be given the flexibility to respond to consumer 

demand and deliver quality facilities in a timely manner. 

CONCLUSION 

19 The Palms Shopping Centre is a modern and vibrant sub-regional 

shopping destination situated in the heart of the Shirley community. 

20 In order to meet consumer demand now and in the future, flexibility 

and the ability to develop the asset in a timely manner will influence 

investment choices Palms and AMPC have. 
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21 Palms wishes to continue to invest in Shirley and in my opinion the 

rezoning of the residential land to the north and west of the Palms 

provides the owners of the Palms with the best opportunity to 

continue the development of the Palms in a logical and co-ordinated 

manner.   

 

David Cosgrove 

24 April 2014 


