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INTRODUCTION 

 

1.1 My full name is Timothy James Heath.  My experience and qualifications 

are set out in my Evidence in Chief dated 18 November 2014. 

 

1.2 I confirm that I have read the Code of Conduct for Expert Witnesses 

contained in the Environment Court Practice Note 2014 and that I agree to 

comply with it. I confirm that I have considered all the material facts that I 

am aware of that might alter or detract from the opinions that I express, 

and that this evidence is within my area of expertise, except where I state 

that I am relying on the evidence of another person.   

 

2. SCOPE  

 

2.1 My rebuttal evidence is provided in response to the Evidence in Chief filed 

by the following parties on 25 November 2015: 

 

(a) Ngai Tahu Property Limited  

(i) Michael Copeland; 

(b) The Crown 

(i) Marius Ogg; 

(c) AMP Capital Investors (New Zealand) Limited (‘AMP’) 

(i) David Cosgrove 

(ii) Fraser Colegrave. 

 

3. EXECUTIVE SUMMARY  

 

3.1 In my view clear retail trade competition exists between suburban centres 

and Central Cities in all markets, with Christchurch no exception.  Evidence 

already submitted suggests that the Christchurch Central City was not 

performing well pre-earthquakes, fuelled in large part by suburban centre 

development that ‘chipped away’ at its retail scope, role, function, viability 

and amenity. 

 

3.2 The ‘freeing up’ of development potential in suburban centres to enable the 

private sector to do ‘as they see fit’ is not considered an appropriate 

approach as it is likely to undermine the pace of the Central City recovery.  
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This is graphically illustrated in the factual Hamilton example provided in 

this statement, which shows potential significant downside to the Central 

City applying such an approach.   

 

4. MR COPELAND 

 

4.1 Mr Copeland primarily discusses economic matters which are dealt with in Mr 

Osborne’s rebuttal statement.  However he raises
1
 an important retail point 

that is traversed in a few expert statements in relation to the wider theme of 

suburban centre versus Central City, and whether this relationship is 

competitive or complementary.  

 

4.2 I agree with Mr Copeland’s clearly stated view outlined in the opening 

sentence of his paragraph 69 where he states: 

 

“In my view suburban centres will always to some extent 

compete with the city centre (and each other) ….“ 

 

4.3 This is contrary to Mr Colegrave’s views
2
, with which I disagree, that states: 

 

“While there may be some functional overlaps between different 

layers of the hierarchy, they are largely separate and mutually-

reinforcing.  Accordingly, it follows that the city’s networks of 

KACs complements – not competes with – the CBD.” 

 

4.4 Mr Colegrave’s position on this matter also appears to contradict AMP’s own 

planning expert Ms Harte, as she states
3
: 

 

“An inherent feature of commercial development in cities such 

as Christchurch, which have few locational constraints, is that 

these centres both compete with, and complement each other.“ 

 

4.5 I will elaborate on this point later in this statement, but its appears Mr 

Colegrave is alone in his suggestion that KACs do not compete with other 

centres in the hierarchy, including the City Centre.  All centres compete with 

each other in a competitive sector like retail, as they are all attempting to 

capture the same consumer dollars.  The degree of the competition depends 

                                                   
1
 Copeland EIC (for Ngai Tahu Property), pg 16, para. 69 

2
 Colegrave EIC, pg. 3, para.4.2 

3
 Harte EIC, pg. 4, para 6.3 
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on each centre’s scale, composition, location, role, function and position in the 

hierarchy, for example, a small local group of shops does not have the 

propensity to generate any consequential trade competition effects on the 

Central City or its recovery, whereas a large District Centre (such as 

Riccarton) has a far greater potential to do so. 

 

4.6 Mr Copeland puts forward a view
4
 concurring with para 61 of my EIC, but 

suggests a greater level of flexibility for suburban centres is required rather 

than limiting them to being ‘complementary’ to those either exiting or proposed 

for the Central City.  For clarity, the term ‘complementary’ the way I have 

applied it in my EIC is to acknowledge that there is inherently a degree of 

competition between centres, but that in order to balance this approach, a 

level of flexibility needs to be provided that enables retail and commercial 

development to occur in suburban centres.  This should be of a type and at a 

level that supports that centre’s role and function, and complements the 

Central City and its recovery, but not a level of enablement / flexibility that has 

the potential to significantly undermine the centre hierarchy or slow down the 

recovery of the Central City. 

 

4.7 The pRDP attempts to balance this approach by enabling suburban centre 

development, and thereby providing a higher degree of investment certainty 

and flexibility the commercial market seeks, whilst at the same time indicating 

centres must complement rather than directly compete (and therefore 

potentially undermine) with the Central City role, function and recovery. 

 

5. MR OGG 

 

5.1 I agree with Mr Ogg’s views
5
, in reference to the Central City’s pre-

earthquakes position, that: 

 

“The CBD had a functioning although struggling central city 

retail precinct“; and 

 

“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“; and 

                                                   
4
 Copeland EIC, pg. 17, para. 71 

5
 Ogg EIC, pg. 9, para. 5.12 – 5.14 
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“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 the CBD retail.“ 

 

5.2 These views from a property professional ‘living and breathing’ the retail 

market in Christchurch over the last 10 years
6
 support my findings

7
 that these 

general (decentralisation) trends have been embedding in the Christchurch 

market since 2000, and the Central City’s retail ‘health’ prior to the 

earthquakes was not strong. 

 

5.3 I also consider that Mr Ogg’s views support the general thrust of the pRDP 

Strategic Directions proposal to better manage retail development throughout 

the city to help facilitate agglomeration of retail activities in centres, and 

encourage the recovery of the Central City. 

 

5.4 Mr Ogg’s observations also reinforce the notion that the suburban centre 

network competes directly with the Central City.  They compete for the same 

market spend, and Mr Ogg’s interpretation (which I agree with) is that the 

Central City has had its role, function, viability and vibrancy eroded over time 

as a result of suburban centre (and non-centre) development across the city. 

 

6. MR COSGROVE 

 

6.1 Mr Cosgrove puts forward
8
 the proposition that development of the Styx site 

will only occur when sufficient investor confidence exists to provide proper 

utilisation of the site.  I disagree with this proposition and consider that the 

opposite result is a more likely outcome, i.e. given the general thrust of AMP’s 

evidence on the Strategic Directions Proposal is for the removal of the 

Environment Court’s imposed restrictions on the subject land, by implication 

Mr Cosgrove is suggesting ‘certainty’ can only be provided by enabling AMP 

(in this instance) to develop ‘as they see fit’ irrespective of effects on other 

suburban centres and the Central City recovery.   

 

                                                   
6
 Ogg EIC, pg. 2, para. 1.1 

7
 Heath EIC, pg. 7, Table 1 

8
 Cosgrove EIC, pg.3, para. 3.7 
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6.2 This proposition by its very nature provides no certainty to any party in the 

market (including AMP) as enabling private sector development on an ‘as they 

see fit’ basis would undermine investment certainty across all centres, 

particularly given competition between and amongst centres will be 

significantly elevated under such a scenario.  The outcome of this approach in 

my view would be a likely delay if not widespread undermining of the Central 

City recovery, particularly given for consistency, this 'absence of constraints' 

approach would need to be adopted across other centres in the network.  In 

essence the outcome is likely to be a development battle between suburban 

centres at the expense of the Central City recovery. 

 

7. MR COLEGRAVE 

 

7.1 Mr Colegrave examines the composition of Christchurch’s Central City on a 

point-in-time pre-earthquake basis as at 1 February 2011.  This is proven, in 

both my EIC
9
 and Mr Ogg’s evidence as outlined earlier, to be a low ebb for 

the Central City, i.e. a time when the Central City was performing poorly, and 

not reflective of a strong, vibrant centre.   

 

7.2 It is to be expected that comparative analysis between the Central City and 

KACs at that point in time would show a different composition and centre 

structure, as retail activity had spent the previous decade bleeding out of from 

the Central City to KACs.  As such, Mr Colegrave’s analysis
10

 does not reflect 

the Central City’s potential retail opportunity, nor the cost of this loss.  When 

read in the round with other retail economic evidence, in my view a more 

appropriate interpretation of Mr Colegrave’s Table 1
11

 would be that in respect 

of retail activity the KACs appear to be profiting at the Central City’s expense.  

 

7.3 I would observe that even before the earthquakes, the decline of the Central 

City had been recognised and steps had been taken to seek to turn that 

around and re-establish the Central City as being at the top of the hierarchy of 

centres
12

.  In my view, after the earthquakes, the recognition of the strategic 

importance of the Central City in planning documents is stronger than it was 

before.  

 

                                                   
9
 Heath EIC, pg. 7, Table 1 

10
 Colegrave EIC, pg.3 – 4, para. 4.4 – 4.9 

11
 Colegrave EIC, pg. 5, Table 1 

12
 For example, through Proposed Change 1 to the Canterbury RPS, now largely in place through Chapter 6 of the operative 

RPS. 
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7.4 Mr Colegrave utilises the example of Hamilton CBD (among others)
13

 to show 

that CBD retail employment falling is a trend across the country, albeit no effort 

is made to determine whether this is a positive or negative trend in any 

instance.  According to Mr Colegrave’s figures, Hamilton has experienced the 

largest proportional retail employment loss (38%). 

 

7.5 I have been heavily involved in Hamilton’s recent Proposed District Plan 

process for Hamilton City Council.  As part of that process I undertook a 

comprehensive analysis on Hamilton City (the District) and CBD retail sales 

trends over the 2002-2013 period.  The results are graphically represented in 

Figure 1. 

 

Figure 1: RETAIL SPENDING HAMILTON CITY 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Property Economics, MarketView 

                                                   
13

 Colegrave EIC, pg. 4, para. 4.10 
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7.1 This chart is based on BNZ MarketView data from retail transactions of BNZ 

credit and debit (EFTPOS) cardholders.  The MarketView data has been 

collected from numerous Hamilton retailers, from national chains to small 

independent stores, across the spectrum of retail categories. 

 

7.2 Given the large sample size of BNZ card holders and the prolific use of 

EFTPOS within NZ, MarketView data is considered to provide a robust and 

accurate representation of the Hamilton City retail spending patterns over the 

last 10-years and hence has been used as a basis for this statement. 

 

7.3 The retail transactional data sources for Hamilton City are based on the 

calendar year periods of April 2002 – March 2003, April 2007 – March 2008, 

and April 2012 – March 2013.  These discrete annual periods have been 

chosen as they allow the analysis of trends of three key periods in the 

Hamilton City retail market, more specifically: 

 

(a) Hamilton City prior to development of The Base / Te Awa and 

meaningful development in the wider Te Rapa area - (April 2002 – 

March 2003). 

 

(b) Early establishment of The Base and Te Rapa around July 2005 – 

(April 2007 – March 2008).  

 

(c) On-going expansion of The Base / Te Rapa and development of Te 

Awa – August 2011, and also the most recent year ending data 

available at the time of undertaking the analysis – (April 2012 – 

March 2013).  

 

7.4 The chart extrapolates the MarketView data and assesses the influence that 

ongoing development of a key suburban centre in Hamilton (primarily The 

Base / Te Awa, Te Rapa) has had on the redistribution of retail spending 

patterns around Hamilton, and particularly the impact on the Hamilton CBD.   

 

7.5 Figure 1 shows total retail spending within Hamilton City and the proportion of 

which is spent within each of the identified areas over the years of 2002, 2008 

and 2013, year ending March.  In effect it illustrates how retail spending 

patterns within Hamilton have been redistributed over the last decade as a 
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result of retail development within the City.  The geographic extent of the three 

areas in question is shown in Appendix 1. 

 

7.6 Figure 1 shows a clear competitive relationship and the proportional spending 

shifts between Te Rapa and The Base, and the Hamilton CBD over the last 

decade, while the balance of Hamilton City has remained largely the same 

over the assessed period. 

 

7.7 In 2003, before Te Rapa and The Base was materially developed, over half 

(52%) of retail spending within Hamilton City was spent within the Hamilton 

CBD.  In the most recent assessed period, this has fallen to below a third 

(31%).  In contrast, within a year of establishment, Te Rapa and The Base 

captured over 20% of retail spending within the wider city, with this proportion 

increasing further over the last 5 years, to over a quarter (27%) of all retail 

expenditure made within Hamilton City.  

 

7.8 This shows, with the balance of Hamilton City fairly constant (as are retail 

inflows and leakage), that the vast majority of retail sales generated in Te 

Rapa and The Base have been at the expense of the Hamilton CBD, i.e. over 

the last decade retail expenditure has largely been diverted away from the 

Hamilton CBD to Te Rapa and The Base area. 

 

7.9 This clearly shows the Hamilton CBD is playing a significantly diminished role 

in the commercial centre hierarchy of the city from a retail perspective 

compared to 10-years ago, with a 40% proportional drop in retail relevance 

and market share within the city (i.e. from 52% to 31%).  This both rapid and 

significant decline would flow through to lowering retail productivity and quality 

within the CBD.  It is my opinion that this decline in the function and role of 

Hamilton's CBD is evident in a physical sense when visiting that city. 

 

7.10 This factual account of outcomes from suburban centre development in 

Hamilton on the Hamilton CBD confirms my view that large suburban centres 

compete with Central Cities, and contests Mr Colegrave’s view
14

 that: 

 

“retail development in and around KACs will not (underline 

added ..) undermine the health and vitality of the CBD and 

hence there is no need to constrain one to protect other.“ 

                                                   
14

 Colegrave EIC, pg. 5, para. 4.12 
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7.11 In this instance, there are several reasons why this issue is important.  First, 

while I accept that a CBD of a major metropolitan city might have a different 

overall mix of commercial activities compared to suburban centres (i.e. a 

higher proportion of office and commercial services activities, and potentially a 

more fine-grained and boutique retail offer), there is ample evidence to show 

that there is a strong relationship between retail activities and the overall 

health and vitality of a CDB or town centre for that matter.  In terms of office 

and retail, there is also a strong relationship between those activities. 

 

7.12 Therefore, if the accepted strategic role and function of the CBD is to be at the 

top of the hierarchy of centres (and I do not understand there to be any debate 

about this), then its important retail role should be recognised and should not 

be allowed to suffer in order to enable the ongoing growth of competing 

suburban centres. 

 

7.13 In addition, given that the CBD is currently very fragile and appears to have 

suffered some of the greatest damage to physical infrastructure, this is an 

additional reason why it would be unfortunate if its recovery was delayed by 

enabling unconstrained retail growth and development elsewhere throughout 

the City. 

 

 

 

 

Timothy James Heath 

27 November 2014 
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APPENDIX 1: GEOGRAPHIC BREAKDOWN OF HAMILTON’S THREE ASSESSED AREAS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 


