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1. INTRODUCTION 

1.1 My name is Marius Damian David Ogg.  I am a Director of Valuation and 

Advisory Services at CBRE Limited ("CBRE") located in the Christchurch 

office.  I am responsible for the Christchurch valuation team of CBRE, a role 

I have held for the last 10 years, having been employed by CBRE since 

June 2000. 

1.2 I hold a Bachelor of Arts from Otago University and a Bachelor of 

Commerce (Valuation and Property Management) from Lincoln University.  

I am a Registered Valuer, Licenced Real Estate Salesperson, a Fellow of 

the New Zealand Property Institute and the New Zealand Institute of 

Valuers, and the immediate past Chairman of the Canterbury Westland 

Branch of the New Zealand Property Institute. 

1.3 I commenced working in the valuation industry from late 1997 and have 

been in continuous practice since this time.  I initially worked in Auckland 

and post my relocation to Christchurch in late 2003, I have primarily worked 

the local Canterbury market. 

1.4 Within Christchurch and the wider Canterbury region I have been involved 

in virtually all aspects of property valuation over the last 10 years.  This has 

principally been in the commercial property sector (office, industrial and 

retail), but has also included residential and industrial development land 

and larger residential development projects. 

1.5 Examples of valuation and consultancy assignments and projects I have 

been involved in are in Appendix MDDO1 to this evidence. 

1.6 I have been engaged by the Crown, through the Canterbury Earthquake 

Recovery Authority ("CERA"), to provide evidence in relation to the 

commercial and industrial property sectors across Christchurch.  This 

evidence is provided to identify the commercial and industrial market 

dynamics in Christchurch now and into the immediate future, so that the 

Christchurch Replacement District Plan (the "Replacement Plan"), and the 

Strategic Directions Proposal in particular, can provide direction for the 

opportunities that arise in the commercial and industrial sectors and inform 

decision making accordingly. 

1.7 I have been providing the Crown with my expertise since early 2013. 
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2. CODE OF CONDUCT 

2.1 I confirm that I have read the code of conduct for expert witnesses as 

contained in the Environment Court's practice note (which will take effect 

from 1 December 2014).  I have complied with the practice note when 

preparing my written statement of evidence, and will do so when I give oral 

evidence before the hearings panel.   

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

my opinions are set out in my evidence to follow.  The reasons for the 

opinions expressed are also set out in the evidence to follow. 

2.3 Unless I state otherwise, this evidence is within my knowledge and sphere 

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. SCOPE 

3.1 I have been asked to provide evidence in relation to the commercial and 

industrial property market (with a particular focus on the office sector).   

3.2 My evidence will address the following: 

(a) The pre-earthquake commercial and industrial market in 

Christchurch.  

(b) The impact of the earthquakes on the commercial and industrial 

market in Christchurch. 

(c) The current state of the commercial and industrial market in 

Christchurch. 

(d) Supply and demand dynamics. 

(e) What is desirable for the recovery of the commercial and industrial 

market in Christchurch. 

(f) The appropriateness of the outcomes sought by the Crown in Part A 

of its submission on the Replacement Plan (with regard commercial 

and industrial property) and the direction to be provided in the 

Council's Strategic Directions Proposal as a result. 
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4. EXECUTIVE SUMMARY 

4.1 The overall impact of the earthquakes on the Christchurch commercial 

property market was dramatic and in part devastating.  It transformed an 

established and self-sufficient Central Business District ("CBD") occupied 

by approximately 50,000 workers and associated businesses to a non-

accessible CBD core where the vast majority of previous built stock was 

demolished. 

4.2 Prior to the Canterbury earthquakes, the CBD had a total office stock of 

approximately 415,000 square metres ("sqm") with overall vacancy sitting 

at 10.10%.  The suburban office sector had stock of approximately 177,000 

sqm however with higher vacancy levels (particularly A and B grade stock), 

therefore more competition amongst landlords. 

4.3 The impact on the commercial market was unprecedented and has resulted 

in an evolving city with a mixture of both positive and negative variables.  

Within the CBD for example, following the earthquakes and widespread 

building demolition, the retained central CBD stock was reduced to 45,000 

sqm plus approximately 10,000 sqm of buildings with an uncertain future.  

Combined, this represents 12.90% of the previous pre-earthquake stock.  

Pressure on resources and available space has led to near nil vacancy 

levels and a mix of temporary accommodation solutions.  This is particularly 

to the north and west of the city when largest concentration of business and 

worker relocation took place. 

4.4 As the market moved through the early stages of recovery, a significant 

supply of new and converted stock was completed in both the suburban 

and fringe CBD, on the back of unprecedented demand.  For the suburban 

market, including new supply, I estimate current suburban stock to be 

approximately 240,000 sqm.  There is approximately 235,000 sqm of stock 

post-earthquake within the CBD core and west of the Avon River that has 

been retained, constructed, is under construction or proposed.  Combined 

with the suburban stock this equates approximately 475,000 sqm vs 

591,000 sqm pre-earthquake events.  The level of development complete, 

under construction or proposed to the west of the river, is at such a level it 

has realigned the boundaries of the core CBD to now straddle the Avon 

River. 
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4.5 Currently there is still considerable development under construction, 

however supply has slowed in a suburban context.  There remains an 

active fringe CBD construction market, with a number of significant 

developments under way in the CBD core1.  Demand is waning at the top 

(high quality) end of the market, as a number of tenants (particularly A 

grade occupiers) have committed to space.  There are a number of A grade 

projects which are complete (or near complete) that still have available 

space. 

4.6 Notwithstanding, there remains a dearth of lower grade or lower rental 

options for occupiers in the market, forcing in many instances, businesses 

and tenants to remain in temporary accommodation.  This is a challenge for 

the market, to satisfy this demand into the future. 

4.7 Prior to the Canterbury earthquakes, the CBD had a functioning, although 

struggling central city retail precinct, underpinned by the office market 

workforce.  The wider retail sector was dominated by suburban shopping 

centres and bulk retail outlets.  The earthquake events, CBD cordon and 

worker exodus had a dramatic impact on CBD retail businesses who were 

forced to close or, if and where possible, relocate.  Shopping and bulk retail 

centres continued to benefit, with in most instances a considerable spike in 

pedestrian numbers and subsequent turnover. 

4.8 Prior to the Canterbury earthquakes, the industrial sector was well 

established across the city.  The earthquakes had a heavy impact on this 

sector, leading to widespread business interruption, relocations and in 

instances, closures.  Likewise in the office and retail markets, vacancy 

levels decreased dramatically leading to a considerable shortage of existing 

available stock, forcing occupiers to turn to the design build market.  This in 

turn has seen a strong takeup of industrial land and new build rental levels 

being achieved. 

4.9 In my opinion, there are a number of desirable outcomes that would assist 

the city and in particular the commercial and industrial property market to 

recover in a post-earthquake environment.  Such outcomes include (but are 

not limited to): 

                                                
1
 For the purposes of my analysis, the CBD core is defined primarily by Madras Street to the east, Rolleston 

Avenue to the west, Lichfield Street to the south and Peterborough Street to the north, including Victoria Street up 
to Bealey Avenue. 
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(a) A thriving and self-sufficient central city and CBD core with a strong 

office and retail precinct. 

(b) The property sector having enough scope, flexibility and opportunity 

to assist with the rebuild and revitalisation of not only the city, but 

also the re-establishment or relocation of businesses. 

(c) The provision of sufficient and suitable land for redevelopment 

(greenfield and brownfield). 

(d) Continued support for temporary and out of zone activities over the 

short-medium term (3-5 years). 

(e) Simplified and streamlined consenting process with clear and 

concise requirements that can be easily understood and respected 

by participants in the market. 

4.10 Having considered the Crown's submission and the Strategic Directions 

Proposal, there is in instances clear correlation between these documents 

and my views on desirable positions for recovery as noted above.  

Therefore in broad terms I am supportive of the strategic direction aims 

sought by the Crown, in the hope that the Replacement Plan can provide 

direction for opportunities and more informed decision making in the 

commercial and industrial sectors. 

5. THE PRE-EARTHQUAKE COMMERCIAL AND INDUSTRIAL MARKET IN 

CHRISTCHURCH 

5.1 Just prior to the earthquake events, the commercial property market in 

Christchurch (being the office, retail and industrial sectors) could be 

described as subdued, particularly from an investment perspective as there 

were limited transactions and relatively tough trading conditions.  These 

market conditions were particularly apparent following the global financial 

crisis. 

5.2 Whilst both rental and sales activity were still evident, such activity was 

down on previous years (say 2004-2007), particularly the activity in the 

period 2006-2007 which is generally accepted as the previous property 

market cycle peak. 
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Office Sector 

5.3 The CBD core was dominated by established buildings with limited new 

product outside of the IRD building at 224 Cashel Street completed in late 

2008, HSBC Tower on Worcester Street completed in 2009 and the Fairfax 

building and Civic Offices (both under construction/refurbishment in late 

2010). 

5.4 By my analysis, just prior to the earthquake events, the completed office 

stock in the core CBD (including the Fairfax and Civic buildings) totalled 

approximately 415,000 sqm across the A-D grades (Building ‘grades'; are 

the different categories of buildings from a quality and therefore rental 

perspective).  This is summarised in Table 12: 

Table 1 

CBD OFFICE STOCK PRE EARTHQUAKES

Grade Floor Area % of Total

(sqm)

A 79,209 19.1%

B 114,637 27.7%

C 109,511 26.4%

D 110,999 26.8%

Total 414,356 100.0%  

5.5 As at early-mid 2010, the vacancy across the CBD office stock was 

approximately 10.10% across all grades.   

5.6 As at June 2010, CBRE also completed a Suburban Office Stock Summary 

of all of the A-D grade office stock in the Christchurch city environs outside 

of the core CBD.  This was based on all buildings with 500 sqm of space or 

greater.  This is as per Table 23. 

                                                
2
 Sourced from CBRE Research 

3
 Sourced from CBRE Research 
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Table 2 

SUBURBAN O FFICE STO CK PRE EARTHQ UAKE BY G RADE & SUBURB*

Suburb Grade A Grade B Grade C Grade D Total

Addington 32,184 19,012 5,451 - 56,646

Burnside - - 26,429 7,556 33,985

Christchurch Central - 13,024 10,335 2,460 25,819

Merivale - - 573 - 573

Middleton - 10,465 7,697 - 18,162

Papanui - 869 - 2,090 2,959

Riccarton - 1,320 10,019 11,902 23,240

Sydenham - - 9,441 - 9,441

Other - - 5,524 714 6,237

Total 32,184 44,690 75,467 24,721 177,062

* Core data based on June 2010 Survey  

5.7 There was approximately 177,000 sqm of office stock outside the core 

CBD.  Such stock was dominated by larger pockets within Burnside and 

Riccarton.  Addington provided the greatest concentration of stock 

dominated by office parks such as Show Place, Wrights Road Business 

Park and Hazeldean Business Park. 

5.8 The overall vacancy rate for the suburban stock was 13.6% across all 

grades, dominated by grade A and B stock at 33.60% and 16.50% 

respectively.   

5.9 Based on my experience, there was a measure of pressure on suburban 

landlords immediately prior to the earthquake events, particularly for A and 

B grade product where there was considerable oversupply and therefore 

vacancy and competition.  This is evident in the above analysis, in particular 

the level of vacancy for these grades. 

5.10 Of particular interest for the impact of rental levels for office stock post-

earthquake events is a snapshot of the rental levels achieved prior.  The 

rental rates show the cost of the premises on a dollar per square metre 

basis.  Average net rental ranges4 for A and B grade product within the 

CBD core and suburban markets areas shown in Table 3: 

                                                
4
 Sourced from CBRE Research 
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Table 3 

NET O FFICE RENTAL RATES -  PRE Q UAKE

A G rade B G rade

CBD Core $225 - $350 $175 - $225

Suburban $225 - $300 $150 - $200

* Overall average adopted, exceptions noted  

5.11 The above provides a typical average net (excluding outgoings) rental 

range with exceptions being noted. 

Retail Sector 

5.12 The CBD had a functioning although struggling central city retail precinct.  

This precinct was underpinned by the office sector, in particular the daytime 

work force. 

5.13 The central city precinct struggled with low pedestrian numbers (particularly 

at the weekend) and this impacted on turnover/business viability.  A key 

variable for this struggle was the dominance of the suburban shopping 

centres. 

5.14 The wider retail sector within the Christchurch environs had (and continues 

to have) a large presence of suburban shopping centres and bulk retail 

outlets.  Historically, this in my opinion was at the sacrifice of CBD retail.  

Approximate net lettable area analysis5 of such stock prior to the 

Canterbury earthquakes is as per Table 4. 

                                                
5
 Sourced by the Property Council’s independent preparation of the Shopping Centre Directory 2014, with analysis 

over prior years. 
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Table 4 

SHO PPING  CENTRES & BULK RETAIL NET LETTABLE AREAS -  PRE Q UAKE

Retail Type Bulk

City Regional Neighbourhood Total Retail

Shopping Centres

South City Centre 14,580 14,580

Eastgate Shopping Centre 29,134 29,134

Northlands 41,497 41,497

The Palms, Shirley 35,014 35,014

Westfield Riccarton 56,645 56,645

Barrington 15,225 15,225

Bush Inn Centre 16,498 16,498

The Hub Hornby 13,107 13,107

Avonhead Shopping Centre 3,641 3,641

Fendalton Mall 4,162 4,162

Merivale Mall 6,939 6,939

Parklands Shopping Centre 4,856 4,856

The Colombo 8,265 8,265

Christchurch International Airport 5,648 5,648

Dress-Smart Hornby 7,084 7,084

Shopping Centres Total NLA 14 ,580 207 ,120 40 ,595 262 ,295

Bulk Retail

Homebase 18,492

Northwood Supa Centa 35,402

Tower Junction 35,296

Bulk Retail Total NLA 89 ,190

Combined Total NLA 351 ,485

* Source: Shopping Centre Directory 2014

Net Lettable Areas

 

5.15 The above net lettable area analysis provides a snapshot of the 

approximate size of suburban shopping centres within Christchurch. 

5.16 The balance of the retail sector was made up of small pockets of mixed 

quality strip retailing scattered around the city, particularly neighbourhood 

areas or along busy roading systems such as within Sydenham or lower 

Colombo Street. 

Industrial Sector 

5.17 Prior to the Canterbury earthquakes the industrial sector was a relatively 

mature market within the commercial property sphere.  There were well 

established businesses and a strong manufacturing presence, particularly 

to the east and to the south of the city (primarily in suburbs such as 

Woolston and Bromley), arguably the older industrial locations of 

Christchurch. 

5.18 There was a prominence of mixed service/showroom and light industrial 

use around the fringe of the central city to the east and to the south 

(Sydenham).  This in part reflected a crossover between heavy industrial 

use areas and the CBD core, dominated by traditional retail and office 

stock. 
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5.19 Heavy use and distribution/logistics services were dominant to the south 

west in the more sought after Christchurch industrial locations of Hornby 

and Wigram. 

5.20 Reflecting the subdued commercial market, there was relatively slow 

industrial development land takeup with much of the available stock tightly 

held by a small number of parties who "drip-fed" land to the market with an 

end design build pretext.  The following table (Table 5) outlines a summary 

of historical land takeup prior to the Canterbury earthquakes: 

Table 5 

INDUSTRIAL LAND TAKE UP -  PRE Q UAKE

Period

Christchurch City Limits 1992 - 2010 25 per annum

Izone, Southern Business Hub Inception - 2010 5-7 per annum

Total Take Up 30-37 per annum

Average Take Up -  Hectares

 

5.21 Outside of the Izone Southern Business Hub ("Izone") (located in Rolleston, 

just to the south of Christchurch City), the historical industrial land takeup 

has been sourced from research completed annually by the Christchurch 

City Council ("CCC"), and from CBRE analysis completed on the Izone 

development since inception.  The above is quoted as average annual 

takeup.  Izone is included as part of the analysis given that it is competing 

for Christchurch industrial land users and has been particularly prevalent 

post the Canterbury earthquakes. 

6. IMPACT OF THE EARTHQUAKES ON THE COMMERCIAL AND 

INDUSTRIAL MARKET IN CHRISTCHURCH 

6.1 The impact of the earthquakes on the commercial property market was 

extensive and wide encompassing.  My evidence concentrates on an 

overview of such impacts by sector. 

Office Market 

6.2 The impact of the Canterbury earthquakes (particularly the 22 February 

2011 earthquake) was devastating, causing the immediate relocation and 

mass exodus from the CBD of an estimated 50,000 workers (based on 

CCC estimates). 

6.3 The CBD over this period until circa late-2013 was effectively under lock-

down via the CBD cordon (which progressively reduced in size) with only 
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controlled access for emergency/professional services.  The ability to 

access, repair and release office stock or alternatively rebuild new product 

on vacant sites was not possible until the CBD cordon was removed. 

6.4 I have reanalysed the CBD core office stock based on the previous survey 

sample.  I have broken this down into those buildings that remain and can 

be occupied (such as the Civic Offices, the HSBC Tower, and the Fairfax 

building), those buildings that have been demolished or removed from the 

supply (such as Forsyth Barr House which was purchased for alternative 

use) and "unknown" buildings.  The latter comprise buildings where their 

future remains unknown, for various reasons, insurance disputes being one.  

Table 6 refers: 

Table 6 

CBD OFFICE STOCK STATUS POST EARTHQUAKE

Grade Remaining Demolished Unknown Maximum

(sqm) (sqm) (sqm) Potential

Combined Stock 44,082 360,570 9,705 53,786
 

6.5 The above analysis shows that of the previous circa 415,000 sqm, 

approximately 45,000 sqm remains (of which circa 67.5% pertains to A 

grade space).  A substantial 87% of the previous CBD core stock has been 

demolished.  2.03% of office stock is classified as "unknown" resulting in a 

maximum potential retained CBD supply (remaining plus unknown 

buildings) of approximately 55,000 sqm or alternatively 12.90% of the 

previous office stock total.  The level of remaining stock is of particular 

interest in the post-earthquake recovery phase. 

6.6 The forced CBD occupier relocation led to a dramatic need for space and a 

strong migration to the west and north of the city where there was less 

earthquake damage (perceived or otherwise) than to the east.  This 

resulted in an unprecedented redistribution of businesses (not just office 

users). 

6.7 Demand for space outside of the CBD was significant with vacancy levels 

plummeting.  Within a matter of weeks, there was nil vacancy in the 

suburban market, and a number of properties were in the process of being 

converted to office space.   

6.8 Temporary resources were also exhausted with special purpose buildings 

often being partly occupied for office space, as were (in instances) retail 



 

BF\51986447\1 Page 13 

tenancies.  Where no other opportunities were available many businesses 

were subsequently forced to work from their residential addresses or those 

of their colleagues. 

6.9 By way of example, the Christchurch office of CBRE immediately post 

22 February 2011, had a staff of 21 and for four months worked out of three 

residential houses (owned by staff) whilst office space was sourced and 

fitout completed.   

6.10 The unprecedented demand for new office space, particularly to the 

western suburbs and fringe of the CBD (around Lincoln Road and 

Moorhouse Avenue), was ongoing.  Not surprisingly, this strong demand 

and virtually nil supply, led to an increase in base rental levels and landlord 

requirements for longer lease terms.  This committed many medium-large 

sized occupiers over the medium to long term (say 6-10 years, exceptions 

noted). 

6.11 Not only did the base rental costs of occupiers increase significantly, 

operating expense cost increases also followed, particularly as a result of 

the increase in insurance cover with premiums passed on to tenants by way 

of net leases. 

Retail Market 

6.12 The CBD cordon and the exodus from the CBD core had a dramatic impact 

on retail businesses who were forced to either close or, if and where 

possible, relocate. 

6.13 As with the office sector, any previous vacancy in shopping centres, bulk 

retail outlets or indeed strip retailing in suburban positions (again 

particularly to the west and north of the city) were absorbed.  As noted 

above, retail space was even utilised by office occupiers, placing additional 

pressure on available space. 

6.14 Many businesses, particularly smaller operators in modest buildings 

(previously in the CBD core) that cannot be readily replicated either by 

space available or rental level, turned to a greater online presence to 

maintain an existence. 

6.15 Shopping and bulk retail centres, particularly to the west and north, 

experienced in most instances a considerable spike in pedestrian numbers 

and subsequent turnover.  There were exceptions, and instances of centres 
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suffering damage (to the east of the city in particular) requiring repair and 

subsequently having a turnover decrease. 

Industrial Market 

6.16 The industrial market was also heavily impacted by the Canterbury 

earthquakes, leading to widespread business interruption and in instances 

closures and relocations.  Vacancy levels for industrial product decreased 

dramatically, particularly to the south, north and west of the city.  This 

resulted in existing available stock being absorbed and occupiers or 

businesses therefore being forced to turn to the design build market, with 

clear time delays in terms of end build delivery. 

6.17 The eastern suburbs were heavily impacted upon, forcing relocations or in 

many instances temporary propping or strengthening of existing facilities 

whilst alternative options were considered. 

6.18 Whilst difficult to quantify in exact numbers, based on my involvement in the 

industrial sector, I am aware that there are a large number of industrial 

buildings with some measure of earthquake damage and/or low seismic 

strength or New Building Standard (NBS) percentages which are resulting 

in insurance, business interruption and bank funding issues.  This is 

impacting not only existing owners, but also purchasers of such stock. 

7. THE CURRENT STATE OF THE COMMERCIAL AND INDUSTRIAL 

MARKET 

Office 

7.1 The private sector responded to demand by completing considerable 

development (primarily office) to the west and north west of the CBD core 

(Durham/Victoria Streets) to the fringe CBD (Moorhouse Avenue and 

Lincoln Road) and in the western suburbs (Show Place, Airport Precinct, Sir 

William Pickering Drive). 

7.2 For occupiers whilst housed at the present (with many committed over the 

medium term), there is a large proportion that are still to make decisions 

over their future and whether or not they will eventually relocate to the CBD. 

7.3 Post an initial flurry of activity, in my view there is now a slowdown in 

suburban stock coming to the market with reversionary risk a key 

determinant for both owners and purchasers.  This reversionary risk 
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pertains to the impact on the suburban market (or the particular building in 

question) of the CBD once recovered and the intentions of current 

occupiers of such buildings.  Will they relocate or not and if they do, what is 

the likelihood of backfilling the vacant space? 

7.4 Notwithstanding, there remains a lack of lower grade/lower rental buildings 

in the market.  This in instances is forcing occupiers in temporary 

accommodation to remain with the status quo.  Whilst there is some 

movement to new stock (particularly higher grades) and this creates 

opportunities for accommodation to be back-filled, there remains an under 

supply of lower grade buildings to satisfy demand. 

7.5 A handful of substantial core CBD proposals are currently underway (The 

Terrace, Triangle Centre and Cashel Square) with another significant 

development at the planning stage (The Crossing) and a small number of 

buildings being completed or refurbished (for example the Stranges building 

on High Street/Lichfield Street).  The analysis of the new supply of office 

product is discussed in more detail under "Supply and Demand Dynamics" 

(section 8 of my evidence). 

7.6 Further, there are a number of the Crown led anchor projects under 

construction including (but not limited to) the Justice and Emergency 

Precinct and Bus Exchange.  This will add considerable supply to the 

market and provide strong impetus for re-establishing the central city. 

Retail 

7.7 Outside of the Ballantynes department store, the "Re:Start Mall" and New 

Regent Street, the CBD retail offering remains minimal at best.  The 

Re:Start Mall has proved successful in appeal and as a temporary reprieve, 

however in my view it is not a viable option in the medium to long term. 

7.8 Suburban shopping centres continue to perform strongly although turnover 

is down from the immediate post-earthquake event peaks (but remains 

above pre-quake levels). 

7.9 There has been expansion of the shopping centre sector.  However in 

general the net lettable area is not markedly different from the pre-quake 

stock, but Christchurch has seen the introduction of new product such as 

The Tannery and Re:Start Mall.  The table (Table 7) below summarises the 
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shopping centre and bulk retail net lettable areas6 following the Canterbury 

earthquakes. 

Table 7 

SHO PPING  CENTRES & BULK RETAIL NET LETTABLE AREAS -  PO ST Q UAKE

Retail Type Bulk

City Regional Neighbourhood Total Retail

Shopping Centres

Re:Start Mall 2,189 2,189

South City Centre 14,580 14,580

Eastgate Shopping Centre 27,747 27,747

Northlands 41,497 41,497

The Palms, Shirley 35,014 35,014

Westfield Riccarton 56,645 56,645

Barrington 15,225 15,225

Bush Inn Centre 16,498 16,498

The Hub Hornby 14,563 14,563

Avonhead Shopping Centre 3,641 3,641

Fendalton Mall 4,162 4,162

Merivale Mall 6,939 6,939

Parklands Shopping Centre 4,856 4,856

The Colombo 8,265 8,265

Christchurch International Airport 5,648 5,648

Dress-Smart Hornby 7,084 7,084

The Tannery 11,500 11,500

Shopping Centres Total NLA 16 ,769 207 ,189 52 ,095 276 ,053

Bulk Retail

Homebase 18,492

Northwood Supa Centa 35,402

Tower Junction 35,296

Bulk Retail Total NLA 89 ,190

Combined Total NLA 365 ,243

* Source: Shopping Centre Directory 2014

Net Lettable Areas

 

7.10 The above analysis shows a relatively modest increase in supply of 3.91% 

or alternatively circa 13,750 sqm from the pre-earthquake figures in Table 

4. 

7.11 Christchurch has also seen the re-establishment and rebuild of a small 

number of suburban strip retail shop developments, with the vast majority 

now fully occupied.  Examples include the corner of Westminster and 

Cranford Streets, and to the corner of Bealey Avenue and Colombo Street. 

Industrial 

7.12 There remains ongoing nominal vacancy across the sector.  There is now a 

reasonable level of new design build activity, with in instances benchmark 

rentals being achieved.  Benchmark rentals are typically new higher rental 

rates that have not historically been achieved in the market.  Such rentals 

are required by the developer to make the design build proposal feasible 

                                                
6
 Sourced by the Property Council’s independent preparation of the Shopping Centre Directory 2014, with analysis 

over prior years. 
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(particularly with increasing construction costs) and with the occupier in 

many instances having limited alternative feasible options. 

7.13 Christchurch is witnessing, particularly given the level of damage, certain 

industrial pockets that appear to be wallowing with a mix of vacant land 

(post demolition) or damaged buildings creating areas of "brownfield" land 

that are not being developed. 

7.14 In my opinion there has been a strong takeup of vacant industrial land in 

comparison to pre-quake levels.  Izone has averaged by my analysis, 

vacant greenfield land absorption of 25 hectares per annum post-

earthquake events. Whilst difficult to quantify, the takeup of vacant land in 

the Christchurch city environs has certainly been greater than the pre-

quake average of 25 hectares per annum.  Whilst Izone is outside the 

Christchurch city limits, given it is often competing for the same land buyers 

as Christchurch city subdivisions, their inclusion is pertinent for 

completeness.  The takeup in Christchurch city has been evident by the 

virtual selldown of developments such as the Wigram Skies and Central 

Business Park subdivisions and the strong absorption in larger industrial 

subdivisions such as Waterloo Business Park (Islington) and Hornby 

Quadrant (Hornby).  Table 8 summarises the average take up of industrial 

land post-quake: 

Table 8 

INDUSTRIAL LAND TAKE UP -  PO ST Q UAKE

Period

Christchurch City Limits Post Quake 30 per annum

Izone, Southern Business Hub Post Quake 25 per annum

Total Take Up 55 per annum

Average Take Up -  Hectares

 

7.15 Based on my research, the takeup immediately post-quake was low against 

historical averages. However takeup has increased dramatically over the 

last two years as the rebuild has got underway and businesses have made 

relocation decisions. 

7.16 I have also witnessed some examples of brownfields or repaired building 

development in parts of the city, although to date this has been minimal.  

Brownfield development needs to be encouraged given the large number of 

such damaged areas around the city.  Often such pockets are in 

established areas with existing surrounding amenity and transport links.  

Enabling new development on such sites helps revitalise previously 
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flourishing areas and potentially avoid disconnect between commercial 

areas and neighbourhoods. 

8. SUPPLY AND DEMAND DYNAMICS 

Supply 

8.1 There has been a proliferation of office space provided to suburban areas in 

the form of refurbished, converted and new build space.  Examples include 

new office stock completed along Lincoln Road which has now cemented 

itself as a new office precinct (even in addition to the already existing 

Hazeldean Business Park, Airport Business Park and in and around Sir 

William Pickering Drive).  An estimate of suburban office stock7 (by net 

lettable area) post-earthquake is shown in Table 9: 

Table 9 

SUBURBAN O FFICE STO CK PO ST EARTHQ UAKE

Office Stock Pre Earthquake 177,062 sqm 73.3%

Less Stock removed from Supply -5,550 sqm -2.3%

New Office Space Post Earthquake 50,000 sqm 20.7%

Suburban O ffice Stock 241,512 sqm 100%

 

8.2 The strength of the above analysis is that it builds on the CBRE pre-quake 

suburban office survey referred to at paragraph 5.6 above.  Weaknesses 

are that it remains difficult to accurately confirm total Net Lettable Area for 

buildings being removed from the survey (either via being uneconomic to 

repair or insurance matters being settled) and to continue to accurately 

reflect new stock coming to the market or proposed given the level of 

constant change.  Therefore the above is suitable for the purposes of a 

guide only. 

8.3 The private sector (particularly whilst the CBD core was inaccessible) 

responded to demand and delivered considerable product to the fringe core 

CBD (primarily office accommodation) around Moorhouse Avenue, to the 

west of the Avon River along Durham Street and up Victoria Street to its 

Bealey Avenue intersection.  It is my opinion that excluding Moorhouse 

Avenue, this new west of the river stock is at such a scale that it has 

ultimately reshaped and realigned the boundaries of the core CBD to now 

straddle the Avon River. 

                                                
7
 Sourced from CBRE Research 
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8.4 The following table8 (Table 10) shows a summary of the west of the river 

stock (new supply only) broken down by completed product, refurbished 

buildings, those under construction and proposed.   

Table 10 

WEST O F THE RIVER O FFICE STO CK -  N EW SUPPLY PO ST EARTHQ UAKES

Location Refurbished Completed Under Construction Proposed O verall

(sqm) (sqm) (sqm) (sqm) Total

West Of The River 5,014 18,018 44,336 21,303 88,671

(Office stock only, associated retail excluded)  

8.5 The above analysis shows (excluding retained buildings which have been 

allowed for in the previous CBD summary), that there is approximately 

88,000 sqm of space that has either been refurbished, completed, is 

currently under construction or proposed.  The strength of the above 

analysis is that it has been completed on a building by building basis.  The 

weakness is that with regard to proposed stock, there is no guarantee that 

this will ultimately be viable and therefore completed and added to the new 

supply.  Further, I acknowledge this remains a rapidly changing market with 

new supply either proposed or in instances previously proposed product 

being removed/shelved. 

8.6 Turning now to the previous CBD core (east of the river), my analysis of 

new supply (proposed or under construction) is outlined in Table 11. 

Table 11 

CBD & IN N O VATIO N  PRECIN CT O FFICE STO CK -  N EW SUPPLY PO ST EARTHQ UAKES

Location Refurbished Completed Under Construction Proposed O verall

(sqm) (sqm) (sqm) (sqm) Total

CBD & Innovation Precinct 2,250 69,109 20,242 91,601

(Office stock only, associated retail excluded)  

8.7 Combined, the total CBD stock (excluding retained or unknown buildings 

accounted for in my previous analysis) equates to approximately 91,500 

sqm.  Completed product include the Stranges building to the corner of 

Lichfield and High Streets.  New developments under construction include 

The Terrace, Cashel Square and the Triangle Centre.  Proposed stock 

includes The Crossing development.  This is isolated to the core CBD and 

Innovation Precinct. 

                                                
8
 Sourced from CBRE Research 
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8.8 Concentrating on the CBD (including the west of the river stock), a 

summary of retained, unknown, under construction and proposed stock is 

outlined as per Table 12.  

Table 12 

CBD -  PO ST Q UAKE O FFICE STO CK -  EXISTIN G & PRO PO SED

Location Existing Unknown Refurbished Completed Under Construction Proposed Maximum

(sqm) (sqm) (sqm) (sqm) (sqm) (sqm) Potential

CBD & Innovation Precinct 14,833 9,704 2,250 69,109 20,242 116,138

West Of The River 29,249 1,589 5,014 18,018 44,336 21,303 119,509

O verall Total 44,082 11,293 5,014 20,268 113,445 41,545 235,648  

8.9 The above analysis shows a combined total of approximately 235,000 sqm 

of CBD core, Innovation Precinct and west of the river stock that post-

earthquake events including retained or unknown stock.  Combined with the 

suburban office stock summary above, this equates to approximately 

477,000 sqm versus approximately 591,000 sqm pre-earthquake events 

(CBD core 415,000 plus suburban stock 177,000).  The strength of this 

analysis is that it has been completed on a building by building basis and 

builds on previous detailed surveys.  Weaknesses include difficulties in 

quantifying unknown and proposed stock.  Further the above analysis 

concentrates on core areas outlined above referencing the dominance of 

new supply in the central city; however, I acknowledge that this is not 

exhaustive, with small pockets of secondary buildings falling outside of the 

above analysis.  Notwithstanding this, I consider the combined net lettable 

area contribution of such areas is modest relative to the overall total. 

Demand 

8.10 There has been strong demand for office space, particularly from A grade 

occupiers looking to secure space within the CBD core for new build 

accommodation.  Given Christchurch's size and therefore limited A grade 

tenants, in my opinion the vast majority (banks, accountancy and legal firms 

for example) are now housed in or committed to proposed or under 

construction stock.  This increases the challenge for developers looking at 

new buildings (which are typically higher grade buildings) as to whom end 

occupiers will be, and who can afford the required rental levels for new CBD 

offerings. 

8.11 There is now an established office market (occupiers) in suburban locations 

with still reasonable term tenure remaining.  Alternatively put, many tenants 

(particularly B and C grade occupiers) are well cemented in their current 
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positions and are committed on existing lease terms in many instances for 

the medium term.  This creates friction in getting people back to the CBD 

and into viable options. 

8.12 As the CBD re-establishes itself, occupiers will be keen to relocate back to 

the CBD as lease commitments are unlocked.  For this reason there will be 

a clear requirement for lower grade premises in the city.  As tenants need to 

make decisions on their space options over the medium term, the CBD will 

become an increasingly viable option.  The difficulty will be to provide lower 

grade stock to house tenants who cannot pay the higher grade rental levels. 

8.13 The retail supply for the core CBD will principally be on the back of office 

stock.  In my view the early catalyst for re-establishing the CBD will be 

office development.  This will boost the CBD population which will be a key 

driver for supplementing retail offerings.  Retail in turn provides an amenity 

base to support proposed future inner city living (with eventually both retail 

and residential supporting each other).  There is a clear chain of reliance 

here. 

8.14 Whilst the earthquakes have and continue to have a major impact on the 

functionality of the city, it also provides the opportunity for the renewal of 

the central city area.  Challenges remain evident.  For example given the 

lack of lower grade buildings in the CBD core and fringe, tenants are likely 

to continue to stay in the suburban locations, many occupying temporary 

solutions, until the offering has improved. 

Economic Rent – Price Points 

8.15 Post-earthquake events, new benchmark highs have been set for rental 

levels with regard office accommodation.  Annual rent payable is generally 

determined on a per square metre basis (the total square metre area of an 

office tenancy for example).  The current challenge in achieving an 

economic rent needed by developers to make a feasible development (with 

margin) remains difficult.  This is due to the fact that any annual rental rate 

above $400.0-$425.0 per square metre remains a psychological barrier for 

tenants at present.  This is arguably exacerbated by the majority of A grade 

occupiers now having committed space and lower grade tenants having 

less affordability thresholds. 
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8.16 New rental levels9 (derived from actual leasing transactions I am aware of 

or CBRE has been involved in) for A and B grade occupiers in the post-

earthquake environment, is summarised in Table 13: 

Table 13 

NET O FFICE RENTAL RATES -  PO ST Q UAKE

A G rade B G rade

CBD Core $375 - $425 $300 - $375

Suburban $340 - $360 $275 - $325

* Overall average adopted, exceptions noted  

8.17 The occupier market in my opinion has strongly shown that for A grade 

space the maximum net rental acceptable is in the above range. 

8.18 Further, given in part associated insurance issues, there has been a 

considerable increase (forecast) in underlying operating expense levels 

estimated anywhere from $75.0-$100.0 per sqm indicating "total occupancy 

cost" rentals of $450.0-$550.0 per sqm for CBD stock.  I acknowledge it is 

difficult to accurately quantify actual operating expense levels for new build 

product given the limited number that have been completed.  Further for 

those that are finished there are still service and supply contracts in place 

artificially holding down expense levels in years 1-2. 

8.19 Pre-earthquake events, much of the office stock was inefficiently occupied 

indicatively at circa 20 sqm per occupier per work space.  Given the 

shortage of supply post-events, tenants were forced to occupy less space 

and therefore become more efficient.  I anticipate more realistic occupancy 

levels to be around 15.0 sqm per operator.  This has the effect of 

decreasing the overall total occupancy cost for businesses however also 

overall supply needed. 

8.20 Overall, what does this mean?  Whilst CERA and CCC have completed 

positive work to date and ultimately the CBD and wider city will be an 

attractive place, the reality is that this is going to take time.  How long is 

clearly an unquantifiable variable, however in my opinion the main recovery 

focus and rebuild will still equate at least the next 5-10 years. 

                                                
9
 Sourced from CBRE Research 
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9. DESIRABLE POSITION FOR RECOVERY OF THE COMMERCIAL AND 

INDUSTRIAL MARKET  

9.1 Christchurch city, (particularly with regard to the commercial and industrial 

property market) remains in a recovery position, and whilst having made 

positive steps forward, is still facing a number of issues, some of which are 

outlined above.  The sector has progress to make, and whilst I do not 

expect to return to a pre-Christchurch earthquake environment, the property 

market is still yet to fully evolve to satisfy all sectors and occupiers (for 

example temporary use or out of zone occupiers). 

9.2 In my opinion, the landscape for recovery remains challenging.  

Pragmatically it will take a long time for the CBD to recover and 

development of stock (primarily office however not exclusively) is likely to 

be on a sporadic basis, as demand and financially viable development 

feasibilities allow. 

9.3 Notwithstanding this, the Replacement Plan needs to reflect that 

Christchurch is unlike other urban centres in New Zealand in that the city is 

operating in a post-natural disaster environment and still in a recovery 

process. 

9.4 In reference to the recovery, I have been requested to consider what 

desirable outcomes (from a non-planning framework perspective) I view as 

pertinent for the city and in particular the commercial and industrial market 

to prosper and benefit.  Desirable outcomes for the market and associated 

business activities to recover in a post-earthquake environment include (but 

are clearly not limited to) the following: 

(a) A thriving central city and CBD core with a strong office and retail 

precinct.  In my view there is a clear chain of reliance to provide a 

prosperous and self-sufficient central city.  The re-establishment of 

the CBD is underpinned by office development with the rejuvenated 

population supporting and supplementing retail offerings.  This in 

turn provides an associated amenity base for workers and 

potentially for future inner city living. 

(b) The office, retail and industrial property sectors need to have 

enough scope and opportunity to assist with the rebuild and 

revitalisation of not only the city, but also through the re-

establishment or relocation of businesses.  A desirable outcome is a 
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measure of flexibility for business users.  A way in which this can be 

achieved is the assurance that there is an adequate supply of 

development land to cater for commercial activities (be it office, 

industrial or retail) in a sufficient and suitable manner.  This supply 

will ensure options are available to the market and assist with 

achieving end development that will ultimately support communities 

and economic recovery and therefore growth. 

(c) The redevelopment and rejuvenation of damaged brownfield land 

around the city.  Providing controlled flexibility for redevelopment in 

these areas for either mixed use or even possibly residential product 

will help revitalise damaged urban areas and reconnect with 

established neighbourhoods.  This will further alleviate the potential 

for disconnected neighbourhoods segregated in part by 

undeveloped land.  I am not however suggesting activities that 

would be deemed inappropriate for the specific zone or location, like 

additional office space in a residential or specific industrial zone.  

Rather, by way of example the rebuilding of a small single retail 

development that previously existed in a residential neighbourhood. 

(d) In my opinion, the continued support for temporary or out of zone 

activities is a desirable outcome over the short-medium term (next 

3-5 years), whilst alternative solutions for businesses and occupiers 

eventuate.  The reality remains that there is not sufficient supply of 

lower grade or affordable buildings/developments to cater for many 

occupiers of temporary accommodation.  Whilst I anticipate this will 

change over time, particularly as there will be some relocation to 

alternative new buildings creating backfilling opportunities, there is 

not enough to cater for existing demand. 

(e) A simplified and streamlined consenting process with clear and 

concise requirements that can be easily understood and respected 

by participants in the market.  A consenting process that can be 

completed in a timely manner and avoid unnecessary holding costs 

(costs associated with holding the land or development site whilst 

redevelopment options advance) and reducing uncertainty. Such 

variables, based on my experiences, currently frustrate both 

investors and developers and in instances have the potential to stifle 

new supply. 
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10. REPLACEMENT DISTRICT PLAN – CROWN OUTCOMES 

10.1 I have considered the Crown's submission on the proposals for the 

Christchurch Replacement District Plan.  Further I have reviewed the 

Crown's revised version of the Strategic Directions Proposal.  There are a 

number of broad outcomes the Crown is seeking relative to the commercial 

and industrial markets and ultimately, recovery. 

10.2 I have been requested to comment, based on my area of expertise, on 

which of the broad outcomes sought by the Crown I deem appropriate and 

desirable for the support of the commercial and industrial market in 

Christchurch.  There are examples of clear correlation between my views 

on desirable positions for the recovery of the commercial and industrial 

sector (as outlined under section 9 above) and the broad outcomes sought 

by the Crown. 

Enable Economic Prosperity 

10.3 The desire to provide for commercial, industrial and business activities to 

prosper and support a thriving Christchurch city is appropriate.  The 

success and flexibility provided to businesses and occupiers will ultimately 

assist in the demand and therefore supply of new product, hence assisting 

the rebuild.  This can be achieved by supporting some of the desirable 

outcomes noted above (at section 9) including enabling suitable land for 

redevelopment (both brownfield and greenfield land), permitting temporary 

activities to occur whilst the city recovers, and providing for a streamlined 

and simplified consenting process (that avoids unnecessary compliance 

cost for commercial and industrial development). 

10.4 The proposed amendments outlined under section 5.3(a) of the Crown's 

submission, will in my opinion provide a positive step to supporting the 

commercial and industrial sector. 

Use of Infrastructure 

10.5 The use of infrastructure efficiently and effectively to provide support where 

required for the commercial and industrial activities is appropriate.  The 

earthquakes have resulted in considerable relocation of industries and 

activities across the city.  Such activities continue to place pressure and 

increased demand on infrastructure and services (such as water demand, 

discharge requirements, waste disposal and transport links).  Seeking to 
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"strengthen and clarify" and better recognise the priority of such 

infrastructure (particularly the freight network), in accordance with section 

7.1(b) of the Crown's submission, will likely assist the commercial and 

industrial sectors to make the greatest use of such infrastructure where 

such activities have or may relocate. 

Revitalise Damaged Areas 

10.6 I consider the aim of revitalising damaged areas as an appropriate and 

desirable outcome.  The redevelopment and revitalisation of 

damaged/brownfield areas is an outcome that needs to be supported for 

recovery.  This could be achieved through flexibility and encouragement of 

design and mixed use activities, and supporting the rebuild and recovery in 

these areas.  It is important however that the activity must be appropriate 

for the location and zoning. 

Strategic Direction 

10.7 Providing for clear and concise outcomes and strategic directions for the 

city, particularly to enable recovery and support the rebuild, is a desirable 

outcome for the Replacement Plan.  This will assist in providing clarity as to 

the issues being faced by the city in a post-earthquake environment and the 

strategic aims moving forward.  This will help provide clarity to key 

stakeholders in the market such as developers, investors and 

businesses/tenants. 

Reduce Prescriptive Regulations 

10.8 An appropriate outcome to support and lubricate the rebuild is to reduce 

prescriptive regulations and provide for a simplified and streamlined 

consenting process that can be achieved in a timely and cost effective 

manner.  This (as outlined under paragraph 9.4(e)) helps support the 

rebuild and encourages (in part) confidence in new development. 

10.9 Overall the outcomes sought by the Crown's submission and referenced in 

the Strategic Directions Proposal align and are supportive of my views on 

desirable outcome needs for the commercial and industrial sectors.  

Therefore in broad terms, I am supportive of the strategic direction aims 

and proposal sought by the Crown for Christchurch City. 
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11. CONCLUSION 

11.1 The Canterbury earthquakes have had a wide encompassing and in part 

devastating impact on the commercial and industrial property market within 

Christchurch.  Whilst positive steps have taken place, Christchurch is still in 

my opinion, very much in a recovery stage with challenges evident.  As 

outlined under my executive summary in section 4, there are many 

desirable outcomes for the property sector which in part can be supported 

in conjunction with the Replacement District Plan and the Crown's desirable 

outcomes. 

 
 

_________________ 

Marius Damian David Ogg 

25 November 2014 
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APPENDIX MDDO1: VALUATION AND CONSULTANCY ASSIGNMENTS AND 

PROJECTS  

Examples of valuation and consultancy assignments I have been involved in 

include:  

1. I have had involvement in the industrial, office and retail sectors ranging from 

raw block land development, feasibility and development financial modelling 

analysis, through to valuations as is, as if complete, and through varying 

stages of construction.  I have also given various consultancy advice on 

refurbishment/rebuild and change of use opportunities. 

2. Prior to the earthquake events, I had extensive involvement in the 

Christchurch CBD providing valuation advice in various forms on a large 

proportion of the A, B and C grade office buildings within the core, together 

with suburban locations. 

3. Immediately post-earthquake events, I completed numerous valuations on 

damaged CBD and suburban office, retail and industrial assets for both 

owners and insurance companies on an as is, as if repaired and residual 

value basis. 

4. Over the last two to three years I have completed research consultancy 

advice, feasibility analysis and full market valuations on in excess of a dozen 

projects located around the fringe of the CBD core, for properties proposed, 

under construction and others recently completed. 

5. Within the CBD core, I have provided extensive land valuation advice, 

feasibility analysis and valuations on proposed developments and repaired 

stock.  Such developments include two of the more significant proposals 

currently underway in the CBD core, both in excess of NZ$80m-100m.  

These comprise a mix of office, retail and hospitality products. 

6. In 2012 I was appointed by the Crown to be part of an expert panel of valuers 

to determine Red Zone purchase price disputes across Christchurch. 

 
 


