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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 application by Memorial Avenue 

Investments Limited (MAIL) seeking rezoning of the site on the corner 

of Memorial Avenue and Russley Road known as Memorial Business 

Park (MBP) to an Industrial Park (Memorial Avenue) Zone. 

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. 

1.5 Recent clients include Argosy Property, Auckland Airport, Foodstuffs, 

CERA, Christchurch City Council (CCC), Todd Property, and Auckland 

Council. 

1.6 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 

(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 

(v) Evidence of Tim Heath on behalf of CCC regarding 

Retail/Centre Matters 
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(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 

1.7 I confirm that 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. 

2. SCOPE OF EVIDENCE 

2.1 My evidence will address: 

(a) The findings of my economic analysis of providing for retail 

activity on the MBP site (Section 4) 

(b) Responses to points raised in submissions by other parties 

(Section 5) 

(c) Conclusions and Recommendations (Section 6) 

3. SUMMARY  

3.1 Previously I prepared a report which analysed the potential flow-on 

effects of retail development on the MBP site. I found that the trade 

impacts would be minor, short-lived, and would not adversely affect 

the Central City, Key Activity Centres, or any other district centre.  

3.2 Accordingly, this evidence provides a summary of that report as 

relevant to MAIL’s submission seeking changes to the policy 

framework to provide for limited non-industrial activities in Greenfield 

priority areas 

3.3 In addition, I respond to a number of points raised in further 

submissions by Kiwi Property. 
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3.4 I conclude that there continue to be no retail distributional/economic 

grounds to reject opportunities for retail activities in industrial zones 

where appropriate. 

4. FINDINGS OF WORK TO DATE  

4.1 In August of 2014, I was commissioned to conduct an analysis of the 

retail distributional effects associated with rezoning of the MBP site to 

include provisions for a range of office, retail, commercial, industrial 

and hotel activities. Specifically, I analysed the retail distribution 

effects associated with potential retail development on the site. 

4.2 My research covered 31 centres across Christchurch City, including 

the Central City, all KACs and all district centres. I found most centres 

in very good health, with few vacancies and high footfall. 

4.3 To add context I assessed current and future retail demand and found 

that the sector had recovered quickly from the quakes and has 

continued to grow strongly ever since. In fact, under fairly conservative 

assumptions, I forecast retail turnover to grow by more than $2 billion 

(43%) over the next 20 years. 

4.4 To inform my analysis of retail distribution effects, I constructed a 

sophisticated retail gravity model, the outputs of which have 

subsequently been ratified by Christchurch City Council in an analysis 

of the North Halswell KAC. 

4.5 I tested the potential effects of a considerable level of retail 

development on the MAIL site by modelling four scenarios that were 

based on the exact size and mix of four existing centres, namely: 

(a) Northlands Mall, 

(b) Northwood Supa Centre (plus the Belfast New World), 

(c) Shirley the Palms, and  

(d) Tower Junction (including the village).  

 

4.6 While none of these centres are currently proposed for the site, they 

all represent a development that could physically be accommodated 

on it, each with a differing tenancy type mix. Thus, collectively, they 

provide a comprehensive view of potential trade impacts associated 
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with substantial retail development there. Results from this analysis 

are attached to this evidence as Appendix 1. 

4.7 In summary, my analysis found that trade impacts on KACs were 

minor, with the largest overall impact being 5.6% on 

Belfast/Northwood (under the Belfast/Northwood scenario). 

4.8 Similarly, the greatest overall impact on the Central City was 3.0%, 

with the greatest decrease in an individual category being an 8.0% 

impact on central department stores under the Northwood scenario. 

4.9 The single biggest trade impact across all Key Activity Centres and all 

scenarios was only 11.7% on Hornby department stores under the 

Northwood scenario. 

4.10 In my view, it is extremely unlikely that the trade impacts estimated 

above would cause any stores to close, from which it follows that flow-

on effects will be minor and short-lived. Thresholds on retail 

development in the Industrial Park (Memorial Avenue) Zone could be 

included to ensure that significant distributional effects are avoided. 

4.11 Accordingly, I continue to believe that there are no retail 

distribution/economic grounds for excluding provisions for retail 

activities from the proposed industrial park zoning. 

5. RESPONSE TO FURTHER SUBMISSIONS AND EVIDENCE OF 

OTHER PARTIES 

5.1 I now briefly respond to matters raised in the further submissions of 

Kiwi Property and the evidence of Mr Heath on behalf of Christchurch 

City Council. 

5.2 Kiwi's further submission 1352 sought to disallow the rezoning of the 

MBP site as “the relief sought by the original submitter could have the 

substantive effect of creating a new centre which could enable 

significant adverse effects to be generated on existing centres, which 

will not give effect to the regional policy statement”1 

                                                

1
 FS 1352 Kiwi Income Property Trust Limited at page 11 row 2. 
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5.3 The question of providing commercial activity outside of centres 

generally has been identified as combined issue 3 of the issues paper 

for this hearing. This issue was addressed at the conferencing of 

economic/retail experts, the joint statement from which notes that the 

appropriate management and development of the centre network 

“would not exclude some appropriate retail functions on industrial 

areas”.2 

5.4 In addition, my analysis above has clearly showed that enabling retail 

activity on the MBP site will not generate significant trade impacts, 

from which it follows that Kiwi’s concerns about adverse effects are 

unfounded. 

5.1 Mr Heath on behalf of Christchurch City Council compares his 

projections of ‘sustainable’ floorspace demand to the current level of 

provision and concludes that “there is ample in-centre development 

capacity to cater for forecast demand”.3  

5.2 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 figure 

is extrapolated from retail sales and wrongly assumes that each store 

type will achieve a set level of sales per square metre. 

5.3 To demonstrate the potential for significant variation in sales by floor 

area within a store type, the following diagram – taken from a recent 

report by Market Economics for Progressive Enterprises4 – shows the 

sales per square metre for regional Countdown stores in the North 

Island. 

                                                

2
 Expert Conferencing Statement 30 March 2015 at paragraph 7 

3
 Evidence of Mr Timothy Heath on Retail/Centre matters for Christchurch City 

Council, at paragraph 18.13. 

4
 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 1: Sales Productivities of Regional Countdown Supermarkets in 2010  

 

 

5.4 I also consider that if Mr Heath's assessment of an 80,000m2 

oversupply were correct, we would expect 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.  

5.5 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. 

5.6 To put it another way, by assuming that the market is currently 

oversupplied by 80,000m2, Mr Heath is implicitly suggesting that no 

further retail development will be required until around 2020.   

5.7 This does not accord with my assessment of health of centres or 

historic growth in retail floorspace.  I consider that demand for retail 

floorspace will exceed that projected by Mr Heath. 
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5.8 I agree with Mr Heath's statement that the value of such provisions in 

paragraph 18.14 when he states that “convenience retail activity is 

optimally situated at the local level.” This would be the function of retail 

activity in industrial zones such as Memorial Business Park. 

6. CONCLUSION 

6.1 I concur with the findings of the economic expert conferencing that the 

appropriate management of retail development would not exclude 

appropriate retail functions on industrial areas. 

6.2 Specifically, my analysis has shown that there are no retail 

distribution/economic grounds for excluding some retail provisions in 

the proposed Industrial Park (Memorial Avenue) Zone. 

 

Fraser James Colegrave 

24 April 2015 
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Appendix 1. Gravity Model Scenario Results 

This following tables present the estimated trade impacts for each scenario. 

Blank cells in the tables mean that there was no retail employment for that 

store type at that centre and hence no scope for trade impacts to occur. By 

contrast, reported impacts of 0.0% mean that trade impacts were detected, 

but they were so small that they were less than 0.05% and hence rounded to 

0.0%. We present trade impacts for the Central City, Key Activity Centres, 

and an average for all other centres. 

 

Table 1: Trade Impacts for the Northlands Scenario 

Northlands Scenario 
Clothing & 
Footwear 

Department 
Stores 

Electrical 
Food & 

Beverage 
Furniture Hardware Recreation 

Pharmacy 
& Other 

Food 
Retail 

Total 

Central City -5.0% -2.5% -0.9% -1.6% -1.1% 0.0% -2.1% -2.3% -4.8% -3.0% 

Barrington/Spreydon* -6.0% -2.6% 
 

-1.6%   -2.5% -2.7% -4.9% -3.9% 

Belfast/Northwood* -7.7% -3.1% -1.2% -2.2% 
 

0.0%   -5.5% -4.0% 

Hornby* -8.1% -3.8% -1.4% -2.5%  0.0% -3.8% -4.1% -5.8% -4.4% 

Eastgate/Linwood* -5.9% -2.4% -0.9% -1.5%  0.0% -2.4% -2.5% -4.7% -3.3% 

Papanui/Northlands* -7.5% -3.4% -1.3% -2.2% -1.7% 0.0% -3.3% -3.5% -5.6% -4.5% 

Riccarton* -6.8% -3.2% -1.1% -2.0% -1.5% 0.0% -3.0% -3.1% -5.3% -4.0% 

Shirley/Palms* -6.3% -2.6% -1.0% -1.7% -1.3% 
 

-2.6% -2.7% -4.9% -3.6% 

Other Centres -7.0% -2.9% -1.0% -2.0% -1.3% 0.0% -2.9% -3.2% -5.2% -3.8% 

 

Table 2: Trade Impacts for the Northwood Scenario 

Northwood 
Scenario 

Clothing & 
Footwear 

Department 
Stores 

Electrical 
Food & 

Beverage 
Furniture Hardware Recreation 

Pharmacy 
& Other 

Food 
Retail 

Total 

Central City -1.6% -8.0% -4.8% -1.1% 0.0% -0.5% 0.0% 0.0% -2.8% -2.5% 

Barrington/Spreydon* -1.9% -8.2% 

 

-1.2%   0.0% 0.0% -2.9% -3.1% 

Belfast/Northwood* -2.4% -9.7% -6.9% -1.6% 

 

-0.7%   -3.2% -5.6% 

Hornby* -2.6% -11.7% -7.8% -1.8%  -0.8% 0.0% 0.0% -3.4% -3.3% 

Eastgate/Linwood* -1.9% -7.6% -5.1% -1.1%  -0.5% 0.0% 0.0% -2.8% -3.1% 

Papanui/Northlands* -2.4% -10.3% -7.0% -1.6% 0.0% -0.7% 0.0% 0.0% -3.3% -3.5% 

Riccarton* -2.1% -9.7% -6.2% -1.4% 0.0% -0.7% 0.0% 0.0% -3.1% -3.3% 

Shirley/Palms* -2.0% -8.1% -5.5% -1.2% 0.0% 

 

0.0% 0.0% -2.9% -3.2% 

Other Centres -2.2% -9.1% -5.5% -1.4% 0.0% -0.6% 0.0% 0.0% -3.0% -2.3% 

 

  



9 

SJE-817541-9-1116-V1:sje 

 

 

Table 3: Trade Impacts for the Shirley/Palms Scenario 

Shirley/Palms 
Scenario 

Clothing & 
Footwear 

Department 
Stores 

Electrical 
Food & 

Beverage 
Furniture Hardware Recreation 

Pharmacy 
& Other 

Food 
Retail 

Total 

Central City -3.1% -4.0% -2.0% -1.0% -1.8% 0.0% -1.6% -1.3% -1.7% -1.9% 

Barrington/Spreydon* -3.8% -4.0% 

 

-1.0%   -1.9% -1.6% -1.8% -2.2% 

Belfast/Northwood* -4.8% -4.8% -2.8% -1.3% 

 

0.0%   -2.0% -3.2% 

Hornby* -5.1% -5.9% -3.3% -1.5%  0.0% -2.9% -2.4% -2.1% -2.5% 

Eastgate/Linwood* -3.7% -3.7% -2.1% -0.9%  0.0% -1.8% -1.5% -1.7% -2.1% 

Papanui/Northlands* -4.7% -5.3% -3.0% -1.4% -2.7% 0.0% -2.5% -2.1% -2.1% -2.8% 

Riccarton* -4.3% -4.9% -2.6% -1.2% -2.3% 0.0% -2.3% -1.8% -2.0% -2.8% 

Shirley/Palms* -3.9% -4.0% -2.3% -1.0% -2.0% 

 

-2.0% -1.6% -1.8% -2.5% 

Other Centres -4.4% -4.6% -2.3% -1.2% -2.0% 0.0% -2.2% -1.9% -1.9% -1.8% 

 

Table 4: Trade Impacts for the Tower Junction Scenario 

Tower Junction 
Scenario 

Clothing & 
Footwear 

Department 
Stores 

Electrical 
Food & 

Beverage 
Furniture Hardware Recreation 

Pharmacy 
& Other 

Food 
Retail 

Total 

Central City -1.2% 0.0% -0.7% -0.1% -2.1% -5.2% -2.2% -0.8% -0.6% -1.0% 

Barrington/Spreydon* -1.4% 0.0% 

 

-0.1%   -2.5% -1.0% -0.6% -0.6% 

Belfast/Northwood* -1.8% 0.0% -1.1% -0.2% 

 

-7.1%   -0.6% -0.6% 

Hornby* -2.0% 0.0% -1.2% -0.2%  -7.9% -3.9% -1.5% -0.7% -2.1% 

Eastgate/Linwood* -1.4% 0.0% -0.8% -0.1%  -5.1% -2.4% -0.9% -0.5% -0.5% 

Papanui/Northlands* -1.8% 0.0% -1.1% -0.2% -3.2% -7.5% -3.4% -1.3% -0.7% -1.1% 

Riccarton* -1.6% 0.0% -1.0% -0.1% -2.8% -6.7% -3.0% -1.2% -0.6% -1.0% 

Shirley/Palms* -1.5% 0.0% -0.8% -0.1% -2.4% 

 

-2.6% -1.0% -0.6% -0.7% 

Other Centres -1.7% 0.0% -0.8% -0.1% -2.4% -6.4% -3.0% -1.2% -0.6% -1.2% 
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