
  
 

In the Matter of the Canterbury Earthquake (Christchurch 
Replacement District Plan) Order 2014 and Resource 
Management Act 1991 

 
And  

 
In the Matter of Directions by the Independent Hearings 
Panel pursuant to cl 9 of Schedule 3 of the Order 

 
 

EXPERT CONFERENCING STATEMENT 
ECONOMICS 

30 March 2015 
 
 
1. EXPERT CONFERENCING 
 
Expert conferencing was held on 30 March 2015 facilitated by Mark Chrisp (Director of 
Environmental Management Services Ltd). 
 
2. PARTICIPANTS 
 
Name Organisation 
Tim Heath Christchurch City Council 

Phil Osborne Christchurch City Council 

Fraser Colegrave  Foodstuffs (#705);  
Danne Mora Holdings Limited (#1134);  
Memorial Avenue Investments Ltd (#917)) 

Tony Dimasi (by phone) 
 

AMP Capital Palms Pty Ltd (#814)) 

Adam Thompson  Five Blends Holdings Ltd, & Foxton Properties 
Ltd (#819);  
Terrace Developments Services Ltd, Hallgrow 
Farms Ltd, Foxton Properties Ltd (#966) 

Michael Cullen  Five Blends Holdings Ltd, & Foxton Properties 
Ltd (#819);  
Terrace Developments Services Ltd, Hallgrow 
Farms Ltd, Foxton Properties Ltd (#966) 

Phil McDermott  Memorial Avenue Investments Ltd (#917) 



Martin Winder  Memorial Avenue Investments Ltd (#917) 

David Harris  Kennaway Park Joint Venture Partnership 
(#787); Orchard Trust (#768);  
Hornby Consortium Ltd (#958) 

Douglas Fairgray  Kiwi Income Property Trust (#761);  
Progressive Enterprises Ltd (#790);  
Wamakariri District Council (#968) 
Scentre (#742) 

Mike Copeland  Ngai Tahu Property Ltd (#840) 
P D Sloan (#934) 

Derek Foy (by phone) Selwyn District Council (#1137) 

 
 
Leave was sought by Counsel for the Canterbury Earthquake Recovery Authority for and on behalf of 
the Crown to excuse Mr Marius Ogg from attending the economics expert conferencing session.  
 
ISSUES: 
 
Issue 1:  Retail Distribution 

Population projections and retail demand 
CBD Focus / Centres approach 

 
1.  Tim Heath is adopting the Statistics NZ medium population projection series (2015 release of 

the 2013 NZ Census base) which he considers is the most appropriate and up-to-date set of 
population growth forecasts to adopt for the purposes of both short and long term retail 
planning at this point in time.  Me Heath estimates the current total population base of 
Christchurch City (2015) is 365,600 people and contains 148,900 households (rounded). 

 
In relation to the above, Douglas Fairgray will be using the CCC’s household projections used 
in the 2015 LTP at the mesh block and area unit levels, which will be available to the other 
participants.  The high and low projections will also be used for sensitivity testing purposes. 

 
2.  All participants agree that adopting at least an 18-year planning horizon (to 2033) is 

appropriate for the purposes of facilitating the development of an appropriate planning 
framework for retail and commercial activity in Christchurch’s proposed Replacement 
District Plan process.  Some participants may look at longer or shorter periods as well. 

 
3.  Tim Heath’s position is that the current population of Christchurch generates a total 

annualised retail spend of $4.03b (rounded) ($2015 and 2015 base year).  Based on 
projected growth, this is estimated to increase to $5.4b (rounded) in 2033.  Retail activity for 
the purposes of this analysis excludes the ANZSIC categories of vehicle and marine sales and 
services, accommodation, hardware and garden supplies, and trade supply stores.  

a) Other parties have not done the same city wide analysis and are therefore not able 
to comment on this in terms of agreement 

b) There is not agreement on the exclusions for retail. Some parties are concerned 
particularly in relation to hardware supplies being excluded from retail activity 
analysis. 

c) noting that there may be some discrepancy between the definitions of retail 
hardware and trade supplies 



 
 
4. Mr Heath estimates factoring in retail expenditure inflow from territorial authorities outside 

Christchurch, and retail expenditure outflow (retail leakage to territorial authorities out of 
Christchurch), the total current (2015) net retail expenditure demand in Christchurch is $4.7b. 
By 2033 this is estimated to increase to $6.3b. Christchurch currently experiences a net retail 
expenditure inflow equivalent to 16% of Christchurch’s annual generated retail spend. 

a) Parties are not in a position to agree with or dispute this. 
 
5. Parties agree: The Central City of Christchurch has captured a declining proportion of annual 

retail expenditure within the city over the last 12 years. This trend was in place before the 
earthquakes, and is consistent with the trend in many other major cities in NZ. 

 
6. Parties agree:  The suburban centres, both centre and non-centre, have increased their 

proportion of retail sales over the last 12 years, particularly post February 2011. 
 
7. Parties agree: The most appropriate way to manage retail development over the life of the 

Replacement District Plan is to adopt an approach that envisages retail development primarily 
in and around the Christchurch centres network, including through expansion and/or 
intensification of existing centres, and the establishment of new centres. This would not 
exclude some appropriate retail functions in industrial areas (There is disagreement as to 
what would be “appropriate”). 

 
 
Issue 2:  Office Activity within the CBD, Key Activity Centres and Industrial Areas 
 
8. There is agreement that there are benefits from having a strong CBD; the disagreement is how 

to achieve this. The Replacement Plan has greater restrictions than the operative Plan on 
offices outside the CBD.  

 
9. Some parties are seeking greater flexibility than proposed in the RP to allow office activities to 

occur in centres, commercial and industrial areas, rather than this being directed through 
planning provisions towards the CBD. The proposed Plan provisions to this effect are 
considered to be costly and ineffective, and have negative externalities. These parties believe 
there are more effective tools for restoring the vitality of the CBD. (Mike Copeland, Phil 
McDermott, David Harris, Martin Winder, Fraser Colegrave, and Tony Dimasi) 

 
10. Other parties believe that the costs of restrictions proposed in the Plan may be outweighed by 

remedying the perceived market failures, and they believe these benefits may outweigh the 
costs of directing offices to the CBD. (Tim Heath, Phil Osborne, Adam Thompson, Derek Foy, 
Michael Cullen & Douglas Fairgray) 

  



Issue 3:  Site Specific Issues 
 
11. There were a number of matters raised in the participants’ Will Say statements that relate to 

specific sites. These were not addressed in the more general conferencing, and may be the 
subject of evidence, as follows: 

 
 Commercial Local Zone – The Landing 
 Commercial Services – Tower Junction 
 Ferrymead Zoning 
 Washington Way Zoning 
 Halswell Key Activity Centre expansion 
 Memorial Avenue Site 
 Rezoning of Lincoln Road site to Commercial Core 
 Rezoning of Papanui Site (1.6 hectare near the intersection of Northcote Road and Main 

North Road) to Commercial Core 
 Expansion of activities provided for in the Industrial General zone as it relates to 

development of a Home & Trade centre in Belfast 
 
  




