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1. INTRODUCTION 

1.1 My name is Martin James Winder.  I am a practising registered valuer 

for TelferYoung (Canterbury) Limited, based in Christchurch. I have 

been employed by TelferYoung since July 2009. 

1.2 I have completed a Bachelor of Commerce Degree majoring in 

Valuation and Property Management - BCom (VPM) at Lincoln 

University.  I am a member of Property Institute of New Zealand 

(PINZ) and New Zealand Institute of Valuers (NZIV). 

1.3 I provide valuation advice to the commercial, industrial and residential 

sectors of Canterbury.  Insurance and subdivisible land valuations are 

areas of special focus. Recent assignments have also included 

compensation assessments, demand, scoping and feasibility studies.  

I act for both the public and private sectors.  Clients include CERA, 

EQC, Christchurch City Council, MOE, NZTA, Ashburton and 

Waimakariri District Councils.  

1.4 I have been engaged by Memorial Avenue Investments Limited 

(MAIL) to advise on the provision for industrial and commercial 

activity, particularly in north-west of Christchurch and with respect to 

the MAIL site on the corner of Memorial Avenue and Russley Road.  I 

have completed a land use study on this property.  My findings and 

conclusions reached from this research provide the basis for my 

comments and opinions.   

1.5 This evidence will summarise my conclusions as they relate to the 

Proposed Replacement District Plan - Commercial and Industrial 

chapters with specific regard to the provision of non-industrial activities 

in Greenfield priority areas. 

1.6 In preparation of this evidence I have considered several sources of 

information including (but not limited to): 

(a) property sales information sourced from Headway and 

CoreLogic; 

(b) publicly available real estate marketing material; 
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(c) Christchurch City Council monitoring and research team 

publications; 

(d) TelferYoung databases; 

(e) Land Use Recovery Plan (LURP); 

(f) Commercial and Industrial chapters of the proposed 

Replacement District Plan;  

(g) CERA website information and publications.   

1.7 I participated in the expert conferencing (economics session) 

30 March 2015.  With regard to the CBD, there was agreement that 

the city would benefit from a strong CBD however disagreement as to 

how this can be achieved.  With regard to office activity, some experts 

thought greater flexibility is required than is proposed in the 

Replacement Plan to allow office activities to occur in centres, 

commercial and industrial areas.  Others had the opposing view. 

1.8 I confirm that I have read and agreed to comply with the 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 appropriate use of the MAIL land; 

(b) CBD recovery; 

(c) Office activity within Key Activity Centres (KACs); 

(d) Meeting demand for alternative office locations; and 

(e) Industrial land supply and take-up. 
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3. SUMMARY  

3.1 The MAIL site benefits from superior profile and locational attributes.  

It is currently undeveloped and provides an opportunity to benefit 

north-west Christchurch and the greater region.  I believe the most 

appropriate use of the land in addition to the primary industrial use 

which is required by the Regional Policy Statement (RPS) is a 

constrained level of mixed use business.   

3.2 The CBD recovery is well underway and the three closest KACs are in 

a prosperous phase.  Office accommodation could be permitted on the 

site without adversely affecting the CBD recovery and the nearby 

KACs subject to certain conditions and constraints.  This could be 

achieved by allowing a specific group of office users to establish.  

These users would seek to establish at the site because of the close 

proximity to the airport and others users which are not otherwise 

suited to the CBD.  Staging provisions would be required for 

conventional office users. 

3.3 The Christchurch region has ample supply of industrial land for the 

foreseeable future.  Should non-industrial activities be permitted on the 

site this would have minimal impact on the supply of industrial land in 

the region. 

 

4. WHAT IS THE APPROPRIATE USE OF THE MAIL LAND? 

4.1 I was asked by MAIL to advise on the appropriate use for the MAIL 

site, given its location, the constraints present, and the availability of 

other areas of industrial and commercial land in the north-west part of 

Christchurch available or likely to be available for development. 

4.2 When establishing the most appropriate use for land, valuers consider 

a broad range of factors and influences.  With regard to the MAIL site 

we have considered the present use, profile, prominence, proximity to 

the airport and western corridor, surrounding land uses and the 

requirement to service the broader community.  Having considered all 
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these factors it is my view that the most appropriate use of the land is 

“mixed business use”. 

4.3 I am advised that the RPS directs that Greenfield priority areas for 

business should provide 'primarily’ for industrial activities, and that 

non-industrial activities should avoid significant adverse effects on the 

function and viability of centres including significant distributional and 

urban form effects on the CBD and KACs.  I am also advised that the 

LURP directs that there need to be thresholds set on non-industrial 

activities where this is necessary to avoid effects on the viability of 

KACs.  In light of that, it is my opinion that the most appropriate uses 

for the MAIL site, in addition to industrial are: 

(a) Retail – supermarket, bulk retail and some specialty retail; 

(b) Service – petrol station and food outlets; 

(c) Office – aeronautical operators and businesses associated with 

the airport and associated support industries, high technology 

industry, health facilities, suburban professional services, 

rural/lifestyle property support industries, suburban Government 

services (Central and Local Government) and a component of 

conventional northwest sector associated operators; 

(d) Hospitality – dining establishments; and 

(e) Tourist Accommodation. 

4.4 I am of the view that a development of this type would be commercially 

viable and provide support to the airport operation, western corridor 

commuters, the local residential catchment to the east and the 

servicing requirements of nearby commercial and industrial 

development.  I am preparing a statement of evidence which 

addresses these activities in detail for the substantive hearing of the 

MAIL zoning.  These findings have set the context for this statement of 

evidence and comments on the objectives and policies of the Industrial 

Zone. 
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5. CBD RECOVERY 

5.1 When considering the appropriateness of any proposed development 

in the broader Christchurch region, potential adverse effects on the 

recovery of the CBD will be a relevant consideration. 

5.2 The recovery is well underway with some 212 sites being transacted 

post the earthquakes (private sector).  These comprise 21.3 hectares 

and a combined value of $255 million.  CERA have reported 

259 private sector commercial developments within the four avenues 

either in the planning stage, under construction, or completed. 

5.3 Rental rates for office space are high relative to pre quake levels 

however are not high relative to Auckland rentals or international 

cities.  The market appears to be adjusting to these new levels.  The 

accommodation is new, efficient, high quality, safe to occupy and often 

tailored to meet the requirements of the occupiers.  Many businesses 

entered into long-term lease arrangements post-February 2011 

earthquake and cannot return to the CBD immediately. 

5.4 The CCDU anchor projects will provide a further level of support, 

capital and impetus to the recovery, once operational. 

 

6. OFFICE ACTIVITY WITHIN KEY ACTIVITY CENTRES (KACs) 

6.1 Impacts on KACs are also a relevant consideration under the RPS and 

LURP.  The earthquakes have not affected the KACs to the same 

degree as the CBD.  There is limited supply of office space in KACs, 

with most experiencing low vacancy rates and rental growth.   

6.2 The three closest KACs to the subject property are Papanui, Riccarton 

and Hornby.  Each centre is well established upon existing retail 

facilities with office accommodation comprising a much smaller 

component.  The office occupants generally divide into two categories.  

The first category is those that establish on the side of busy roadways 

and benefit from the profile offered, for example banks, suburban 

Government offices, and suburban professionals.  The other category 

comprises small scale operators who occupy secondary 
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accommodation, often on the first or second floors where rental rates 

are commensurate with the level of demand and building quality.   

6.3 The first office type would have no reason to relocate to the MAIL site 

given their current exposure.  The other category of office users will 

likely only relocate on price.  It is highly unlikely that any office 

accommodation offered on the site would be priced at a level to 

encourage relocation.   

6.4 The three closest KACs do not require additional support from an 

office accommodation perspective and provision for office activities on 

the MAIL site will not affect the viability of those centres. 

 

7. MEETING DEMAND FOR ALTERNATIVE OFFICE LOCATIONS 

7.1 I have identified two options to address the potential for office 

development on the MAIL site which will least impact on the recovery 

of the CBD.   

7.2 The first is to look primarily to office users which would seek to 

establish their operations on the MAIL site and would not be suited or 

attracted to the CBD or KACs.  The second is to control the quantum 

of general office development permitted on the site. 

7.3 In our view the following list of office users meet the criteria of 

activities which would not be suited or attracted to the CBD and for 

reasons mentioned would likely not relocate from the three closest 

KACs: 

(a) Airport related businesses; 

(b) High technology industry related businesses; 

(c) Rural fringe related businesses; 

(d) Suburban health facilities; 

(e) Suburban professional services; and 

(f) Community facilities. 
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7.4 Should these businesses seek to establish in the northwest sector of 

the city and within close proximity to the airport they currently have few 

available options. 

7.5 These operators would seek “high value” business land to base their 

operations.  Exposure, profile and prominence are important qualities 

for these businesses and entities to establish and succeed. 

7.6 Whilst accommodation is likely to be available on the airport precinct, 

the current airport regime restricts users to rental accommodation 

only.  The MAIL site would offer genuine competition to the airport 

together with a variety of ownership and occupation structures. 

Competition and choice of ownership structures should be 

encouraged. 

7.7 The site is also suitable for a broad range of more conventional office 

accommodation.  Operators may choose to establish on the site for 

the following reasons: 

(a) access to labour force; 

(b) affordability; 

(c) location; 

(d) clustering with like businesses; and 

(e) perception of superior ground conditions and low natural disaster 

risk. 

7.8 I consider that the site would be particularly desirable to as a location 

providing clustering opportunities and provision of affordable space for 

smaller and start-up businesses. 

7.9 I understand that the site has a relatively low water table together with 

relatively sound geotechnical ground conditions.  These factors allow 

for conventional, and ultimately cost effective, building design and 

construction.  This combined with modest land values flows through to 

cheaper and more affordable rental rates, lower insurance premiums 

and lower total occupancy costs (TOC) than much of the CBD.  This 
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point of difference will be attractive to businesses which are indifferent 

as to where they locate.  If these type of operators cannot afford or do 

not wish to operate from the CBD they will find alternative 

accommodation either in greater Christchurch or another region all 

together. 

7.10 I recommend that staging provisions be adopted to limit the scale of 

conventional office development in the medium term which is most 

critical to CBD recovery.   

 

8. INDUSTRIAL LAND SUPPLY 

8.1 Current and proposed industrial land developments in the Christchurch 

City Council catchment, together with Izone in Rolleston, represent 

some 730 hectares of land.   

8.2 Average annual take-up within the Christchurch district from 1992 to 

2012 is 23.42 hectares per annum.  Average sales of vacant land from 

Izone and adjoining industrial areas in Rolleston from 2001 to the end 

of 2014 are 6.89 hectares per annum.  I conclude that approximately 

30 hectares of vacant land is taken up each year over the longer term.  

The 730 hectares of land available therefore translates to some 

25 years of supply.   

8.3 If all 730 hectares were sold at “todays” prices this would amount to a 

$1.4 billion (approx.) investment in vacant land.  The Christchurch 

district plus Rolleston sales of vacant land since 2001 to the end of 

2014 comprise some $530 million and just 450 hectares.  This period 

has included two “boom” periods (2001 – 2007 and 2011 – 2014) 

which may not be repeated again. 

8.4 The current industrial land “product mix” is very broad with regard to 

location, ownership and occupancy structure.  This does not constrain 

the market from performing freely.  Having considered these factors I 

consider that provision for limited non-industrial activities on the MAIL 

site will not have an adverse effect on industrial land supply in 

Christchurch generally or north-west Christchurch in particular. 
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9. EVIDENCE OF PHILIP OSBORNE 

9.1 Mr Osborne gives economic evidence regarding the centres' hierarchy 

and primacy of the CBD.  I have a different expertise as a registered 

valuer, but provide comment on the opinions given by Mr Osborne 

based on my experience in valuing  property in Christchurch, 

particularly in the CBD. 

9.2 At paragraph 10.16 Mr Osborne states that increased business costs 

relate to increased rents and that these are generally a market 

reaction to the increases in productivity achieved.  However, he 

considers that these benefits are not always recognised and "Without 

intervention in the market in the pRDP there would be no 

corresponding increase in production to outweigh the potentially higher 

rent levels". 

9.3 I consider that higher rents in the post-earthquake CBD are a result of 

land values, build costs and the quality of space provided.  In my 

experience, tenants will not accept a tenancy which exceeds their 

requirements for quality and location at a much higher rental on the 

basis that there may be increases in productivity.  Productivity benefits 

will also be dependent on the type of business undertaken and may 

not accrue to all potential occupiers. 

9.4 At paragraph 10.22 Mr Osborne states that there is sufficient capacity 

in the CBD to accommodate growth.  That may be the case, however 

the pre-earthquake CBD provided a range of tenancies to meet 

different tenant requirements, from A-grade to D-grade offices.  The 

new CBD does not offer this variety of space, and many proposed 

occupiers cannot afford the higher grade offices which will be 

available. 

9.5 Finally, I note that some of Mr Osborne's conclusions draw on an 

assessment of activity in the CBD following the earthquakes.  

However, areas of the CBD are still essentially off-limits to traffic or 

subject to extensive roadworks.  There are buildings being demolished 

and appear to be others awaiting demolition.  These are "on the 

ground" barriers to business recovery which should be considered 

when assessing data on post-earthquake activity in the CBD. 
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10. CONCLUSION 

10.1 There will be demand for office activity which is not met by the CBD or 

KACs.  I consider that this demand could be met in alternative 

locations.  To address the potential for adverse effects on the CBD 

recovery, I recommend that office activities in alternative locations be 

subject to appropriate limits on type and quantum. 

10.2 There is sufficient industrial land supply to meet approximately 

25 years demand.  I consider that enabling limited non-industrial 

activities on the MAIL site will not have an adverse effect on industrial 

land supply. 

10.3 Having reached these conclusions, I consider that the policy 

framework for the Industrial zones should recognise the potential for 

non-industrial activities to locate within these areas, subject to 

thresholds set to avoid significant adverse effects on the viability of the 

CBD and KACs.  

 

 

Martin Winder 

24 April 2015 
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