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1. INTRODUCTION 
 
 

1.1 My full name is Fraser James Colegrave. 

 

1.2 I am a professional economist based in Auckland. I hold a first-class honours 

degree in economics from the University of Auckland.  

 

1.3 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.  

 
1.4 I have led and completed over 200 consulting projects. My main area of 

expertise is land-use economics. 

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

New Zealand, including a significant body of work in Christchurch. 

 
1.6 Recent clients include Argosy Property, Auckland Airport, Foodstuffs, CERA, 

Christchurch City Council, Todd Property, and Auckland Council.  

 

2. CODE OF CONDUCT 
 

2.1 I have read and am familiar with the Environment Court's Code of Conduct 

for Expert Witnesses, contained in the Environment Court Practice Note 

2014, and agree to comply with it. Other than where I state that I am relying 

on the advice of another person, I confirm that the issues addressed in this 

statement of evidence are within my area of expertise. I have not omitted to 

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

opinions that I express. 

 

3. PURPOSE OF EVIDENCE 

 

3.1 The purpose of this evidence is to briefly comment on strategic matters 

raised in the proposed Replacement District Plan in relation to retail activity. 

It seeks to verify the complementary and reinforcing nature of economic 

activity occurring in the CBD and network of Key Activity Centres (KACs) to 

confirm that both can flourish without impacting the other. 
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4. COMPLEMENTARY ROLES OF CBDs and KACs 

 
4.1 In Christchurch, just as in other major cities like Auckland, the CBD sits at the 

top of the centre hierarchy and is supported by range of lower-order centres 

that perform complementary roles and functions.  

 

4.2 While there may sometimes be functional overlaps between different layers 

of the hierarchy, they are largely separate and mutually-reinforcing. 

Accordingly, it follows that the city’s network of KACs complements – not 

competes with – the CBD.  

 
4.3 To examine this empirically, I briefly compared the composition of CBD and 

KAC employment prior to the quakes (as at 1 February 2011). The results 

confirm my statement, and show that the CBD and KACs are functionally 

independent yet mutually-supportive.  

 
4.4 Perhaps most importantly, the analysis shows that retail activity is a far 

bigger component of KAC economic activity than it is of CBD activity, with 

48% of all KAC employment being classified as ‘retail trade’1, compared to 

only 9.5% for the CBD. That is to say, retail trade is five times more important 

to KACs than it is to the CBD. 

 
4.5 Indeed, while retail is certainly an important part of metropolitan CBDs, it is a 

much smaller component than many seem to believe and very few city 

retailers are actively seeking a CBD location anyway. This was confirmed by 

a recent UMR poll, which showed that only 11% of city retailers wanted to be 

in the new CBD.2  

 
4.6 By far, the most significant CBD economic activities occurring in large CBDs 

(like Christchurch Auckland, Wellington, Hamilton and Dunedin) are: 

 
(a) accommodation and food services 

(b) administrative and support services e.g. recruitment agents 

(c) financial and insurance services 

(d) professional, scientific and technical services, and 

(e) public administration and safety 

 

                                                            
1
 Defined as industries falling into ANZSIC category G. 

2
 UMR Research (2012) Christchurch Business Survey. Available from http://umr.co.nz/sites/umr/files/umr-

christchurch-business-report-20120810.pdf 
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4.7 In fact, these five industries accounted for 60% of total CBD employment 

across the five centres in 2011. It therefore follows that two of the key roles of 

CBDs are actually (i) to support high-order professional/financial services, 

and (ii) to cater for the day to day needs of tourists via the provision of 

accommodation and food/beverage services. Neither is a key focus of KACs. 

 

4.8 In addition to these generalized functions, CBDs are also usually home to a 

range of “key attractor” activities that are seldom found in other centres, and 

which cement their spot at the top of the hierarchy. For example, most CBD’s 

(including Christchurch) act as local hubs for: 

 
(a) Entertainment – e.g. theatres and nightclubs 

(b) Arts and culture – e.g. art galleries, libraries and museums 

(c) High end department stores – e.g. Ballantynes,  

(d) High-end bars and restaurants, and 

(e) Tourist-oriented retail – e.g. souvenir shops and duty free stores. 

 

4.9 In addition to these key attractors, the strength of Christchurch’s CBD is 

further cemented by a range of unique attributes, including Hagley Park, the 

Frame, plus the various precincts and anchor projects that have been 

identified in the Blueprint Plan. 

 

4.10 It is also important to note that, while the Christchurch CBD’s share of city 

core3 retail employment has been falling, the same trend has been occurring 

across the country. For example, between 2001 and 2014: 

 
(a) Hamilton CBD’s share of core city retail fell from 37.4% to 27.1%,  

(b) Dunedin CBD’s share of core city retail fell from 40.2% to 32.1%, 

and 

(c) Auckland CBD’s share of core city retail fell from 7.5% to 6.7% 

 

4.11 Finally, I would like to note that, while Christchurch’s CBD and KACs do all 

contain retail employment, the type of retail activity differs markedly. This is 

shown in the table below, which displays the distribution of core retail 

employment within KACs and the CBD in 2011. 

 

                                                            
3 Core retail is a term used by Statistics New Zealand to classify retail store types in its Retail Trade Survey. It covers 
all retail stores except fuel retailing and vehicle retailing. 
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Table 1: Composition of Core Retail Employment in 2011 

Core Retail Categories KACs CBD 

Accommodation 0% 20% 

Cafes, Restaurants and Takeaway Food Services 20% 33% 

Clothing, Footwear and Personal Accessories Retailing 21% 7% 

Department Stores 11% 7% 

Electrical and Electronic Goods Retailing 3% 2% 

Furniture, Floor Coverings, Houseware & Textile Goods  2% 2% 

Hardware, Building and Garden Supplies Retailing 2% 2% 

Pharmaceutical and Other Store-Based Retailing 9% 7% 

Pubs, Taverns and Bars 2% 4% 

Recreational Goods Retailing 4% 4% 

Specialised Food Retailing 3% 2% 

Supermarket and Grocery Stores 22% 8% 

Core Retail Total 100% 100% 

 

4.12 Given these functional differences, it follows that retail development in and 

around KACs will not undermine the health and vitality of the CBD and hence 

there is no need to constrain one to protect the other. This should come as 

no surprise, however, as the central city recovery plan clearly expressed this 

point by stating that “it is not considered necessary or desirable to restrict 

suburban developments to achieve aspirations of the Recovery Plan”. 

 

4.13 Accordingly, like the Council, I too support the development of retail activity in 

and around key activity centres and other higher-order centres across the 

city. 

 

Fraser Colegrave 

25 November 2014 


