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1. INTRODUCTION 

 

1.1 My full name is Timothy James Heath.   

 

1.2 I am a Property Consultant, Retail Analyst and Urban Demographer for the 

company Property Economics Limited, based in Auckland.  I hold a double 

degree from the University of Auckland: 

 

(a) Bachelor of Arts 1991 (Geography); and 

(b) Bachelor of Planning 1993. 

 

1.3 I am also a member of The Property Council of New Zealand and 

proprietor and founding Director of Property Economics Limited, a 

consultancy providing property research services to both the private and 

public sectors throughout New Zealand.  I have undertaken such work for 

eighteen years, with the last twelve of these years as Director of Property 

Economics Limited.  

 

1.4 I advise local and regional councils throughout New Zealand in relation to 

retail, industrial and business land use issues as well as strategic forward 

planning.  I also provide consultancy services to a number of private sector 

clients in respect of a wide range of property issues, including retail 

economic impact assessments, commercial and industrial market 

assessments, and forecasting market growth and land requirements 

across all property sectors.  

 

1.5 I have been heavily involved in undertaking the background retail research 

and analysis during the past two years that assisted Christchurch City 

Council (Council) in the formulation of the Commercial and Industrial 

Chapters of the pRDP.  I also represented the Council in the Variation 86 

process in relation to retail centres matters. 

 

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 
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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. OVERVIEW OF ACRONYMS APPLIED IN THIS STATEMENT 

 

CBD  Central Business District 

Council  Christchurch City Council 

CERA  Canterbury Earthquake Recovery Authority 

GFA  Gross Floor Area 

LFR  Large Format Retail 

LURP   Land Use Recovery Plan 

pRDP  Proposed Christchurch Replacement District Plan 

CRPS  Canterbury Regional Policy Statement 

 

4. SCOPE  

 

4.1 I have been engaged by the Council to provide a brief and high level 

statement on the Strategic Directions Proposal of the pRDP in relation to 

the chapter's appropriateness or otherwise of its underlying direction from 

a retail centre perspective.  I also, at a higher level, consider the relevant 

retail matters raised in submissions on the Strategic Directions Proposal. 

 

5. EXECUTIVE SUMMARY  

 

5.1 The focus in the pRDP of supporting and facilitating retail development in 

existing centres within the city (including the central city recovery and 

rebuild), and a desire to see existing centres grow and encourage 

development that improves each centres' ability to deliver heightened 

economic efficiencies and social wellbeing, is in my view an important 

component of the pRDP and an approach I support to enable its higher 

level objectives and sought outcomes to be achieved. 

 

5.2 The main point of difference between Council's pRDP and many submitters 

in relation to retail matters, as I view it, is the desire to better entrench the 

objectives and policies in relation to centre function, efficiency and 
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importance at the 'front end' of the pRDP.  My position on this is neutral as  

in my view it is a planning matter more appropriately dealt with by the 

planning experts, rather than a retail direction issue. 

 

6. EXPERT EVALUATION / ASSESSMENT 

 

6.1 As an opening general comment, my reading of the Strategic Chapter of 

the pRDP and the relevant submissions on it is that there is a pleasing 

level of commonality in the underlying direction of the pRDP in respect of 

there being a focus on supporting and facilitating development in existing 

centres within the city (including the central city recovery and rebuild), and 

a desire to see existing centres grow and encourage development that 

improves each centres' ability to deliver heightened economic efficiencies 

and social wellbeing.  As a proposition, there appears to be general 

agreement between Council and submitters with this strategic focus. 

 

6.2 I support the facilitation and ongoing development of retail (and 

commercial office and personal services) activity within the centre network 

of Christchurch at a scale proportionate and appropriate to its role and 

function in the wider city network hierarchy.  That is, in my view not every 

centre should be of a similar size, composition, and play the same role and 

function in the market. 

 

6.3 A city requires a range of centre types in its hierarchy to efficiently and 

effectively meet the wide array of retail and commercial needs of its 

population, from a larger central city (or CBD) to small local centres that 

contain only a cluster of small convenience oriented stores.  

 

6.4 Each centre or cluster of shops has a core economic trading catchment 

typically commensurate with its size (GFA), retail offering, market base, 

location, and level of competition, among a range of other attributes.  

 

6.5 Centres of similar type, scale, role and function can also have different 

trading catchments.  A good quality centre is likely to attract customers 

from beyond its core market (and therefore has a larger trading 

catchment), whereas a low quality centre is likely to have less local market 

penetration (and therefore experience retail expenditure leakage out of its 
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core market).  In this latter situation, such a centre would not be meeting 

the needs of its local market as a significant proportion of the local market 

would be choosing to shop elsewhere to satisfy their retail requirements.  

This creates economic inefficiencies (particularly transport with typically 

increased drive times) and a fall in the productivity of the physical resource 

(land and buildings).  Other economic inefficiencies are detailed further in 

the evidence of Mr Osborne in section 5.  

 

6.6 A commercial centre (network) hierarchy reflects the concept of layered 

catchments which better reflects commercial market realities (that a 

consumer or household is likely to be in the core catchment of more than 

one centre), i.e. a household is likely to be in the core market of its local 

shops, nearest supermarket, closest LFR centre, regional mall and the 

city's CBD.  All these centres may play a part in meeting a consumer's 

entire retail needs.  

 

6.7 A key retail / centre issue that the pRDP and the Strategic Directions 

chapter seek to address is the loss of relevance (and by default economic 

and social value) of centres in the city, and in particular the central city, 

through the enablement of retail activities to be established out-of-centre.  

While I recognise retail activities are not the only land uses that are 

important to centres, in my view they represent the most critical use and 

often form the 'glue' that stimulates the success (or otherwise) of the centre 

as a whole from a community perspective.   

 

6.8 The extent of this issue is quantified in Table 1 from a retail employment 

perspective. 
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Year CBD
Other 

Centres

Out of 

Centre 

2000 30% 38% 31%

2001 31% 39% 31%

2002 31% 39% 30%

2003 31% 38% 31%

2004 30% 39% 31%

2005 29% 41% 30%

2006 28% 41% 31%

2007 28% 40% 32%

2008 27% 41% 32%

2009 27% 42% 31%

2010 27% 43% 31%

2011 25% 41% 33%

2012 12% 45% 43%

2013 12% 47% 41%
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TABLE 1: CHRISTCHURCH RETAIL EMPLOYMENT DISTRIBUTION 2000-2013 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Source: Statistics New Zealand 

 

6.9 As a proportion of the Christchurch retail market, out-of-centre retail 

employment increased from 31% to 41% between 2000-2013.  Nominally 

this represents a 40% increase in out-of-centre employment over this 

assessed period.  

 

6.10 Importantly, this is not entirely driven by post-earthquake trends.  In the 

pre-earthquake 2000-2011 period, out-of-centre retail employment 

increased 21%, primarily at the expense of the CBD (which declined 5% 
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over the same period).  Nominally, there were around 500 retail employees 

less working in the central city in 2011 than in 2000, despite the market 

growing 13% over that period. 

 

6.11 At its core, the Strategic Chapter of the pRDP seeks to provide a strong 

steer on where and how it would like to see retail development within the 

city established (primarily centres) to meet the future retail needs of the 

city, whilst meeting the longer term aspirational outcomes Council seeks.  

The envisaged approach to reach the sought outcomes are broadly 

referenced in Section 3.4.1.2 (d) (Commerce and Industry) of the pRDP 

which states: 

 

"the District Plan needs to provide both capacity and flexibility to 

accommodate new patterns of activity, while recognising the 

important community focus of the central city and other 

centres". 

 

6.12 I have been advised that the Council, in response to a mediation with 

officers from CERA relating to the Crown's submission on the Strategic 

Directions chapter, have agreed to the following change to Issue 3.4.1.2: 

 

"the District Plan needs to provide both capacity and flexibility to 

accommodate new patterns of activity in appropriate 

locations, while recognising the important community focus 

and primacy of the central city, and importance of other 

centres". 

 

6.13 This change does not alter my views expressed in this statement.  In my 

view it provides additional clarity to the underlying intent of the section and 

the outcomes sought in respect of reinforcing the importance of centres to 

the city’s recovery and economic and social wellbeing.  

 

6.14 Further refinement is outlined in Strategic Direction 3.5.2.1 (a), under 

guidance from the LURP and CRPS, which states: 

 

"The Land Use Recovery Plan and Chapter 6 to the Canterbury 

Regional Policy Statement set a clear direction for future urban 
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development …..  They seek to provide for commerce and 

industry, housing and other community needs through 

intensification of existing urban areas, combined with 

development of some new urban areas, in order to facilitate 

recovery and accommodate growth.  They identify priority areas 

for urban development and aim for consolidation around main 

towns, central Christchurch and suburban centres as the focal 

points for community interaction, commerce and employment". 

 

6.15 This is reiterated in Strategic Direction 3.5.2.2 (a) which states:   

 

"The Council is firmly committed to the primacy of the central 

city alongside a network of complementary suburban and town 

centres".  

 

6.16 I understand however that Council Officers have agreed to delete the 

Strategic Directions text following an informal mediation with CERA, as 

they were causing confusion as to whether the directions were 

summarising direction from other statutory and policy documents, or 

whether they were expected to have more influence on decision making 

under the plan.  I understand that this deletion does not change the 

proposed content and direction of the objectives and policies of the 

Strategic Directions Proposal.  

 

6.17 The strategic direction is to be delivered via a suite of objectives and 

policies as outlined under 3.6.1.3 (Recovery and Long Term Future of the 

District) – Business Development), and 3.6.2.7 (Development Form and 

Function – Community Focal Points) of the pRDP. 

 

6.18 For example, Policy 3.6.1.3 (b) states: 

 

 "Enable business development and growth primarily within: 

(i) A network of commercial centres to support their function, 

vitality and the accessibility of goods and services to 

communities". 
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6.19  Policy 3.6.2.7 (a) states: 

 

 "Maintain and enhance the function and viability of, and public 

investment in, the Central City and Key Activity Centres (as 

identified in the Canterbury Regional Policy Statement), and 

Neighbourhood Centres, and ensure those centres provide a high 

quality urban environment as key community focal points. 

 

   (b)  Restore and reinforce the role and attractiveness of the 

Central City as the primary community focal point for the 

district". 

 

6.1 Both these policies send a clear message to the market that centres and 

the Central City recovery are important and valued community assets, and 

should be the focus on retail development over the life of the pRDP. 

 

7. OTHER SUBMITTERS' CONCERNS 

 

7.1 Submitters making comment on the Strategic Directions Chapter within my 

area of expertise (retail) include: 

 

(a) Bunnings Limited (No. 725); 

(b) Scentre NZ Limited (No. 742); 

(c) Progressive Enterprises Limited (No. 790); 

(d) Property Council of New Zealand (No. 595); 

(e) Foodstuffs South Island Limited (No. 705); 

(f) Avonhead Mall Limited (No. 379); and 

(g) Kiwi Income Property Trust (No. 761). 

 

7.2 As mentioned earlier, the main focus of these submissions revolved 

around a desire to have a more explicit strategic direction in the Strategic 

Directions Chapter of the pRDP, in relation to centre emphasis and 

development, given it 'sets the course' for the subsequent chapters in the 

pRDP.  

 

7.3 In conjunction with this was a desire by the submitters overall to have a 

more explicit set of objectives and policies that further entrenched the 
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economic and amenity value and importance of centre, linked to land use 

and strategic infrastructure objectives and policies, to provide more 

certainty for the market on where investment can / is encouraged to occur. 

 

7.4 In general, the retail submissions wanted the importance of the 'centres-

approach' further emphasised and a stronger reflection of the centre or 

network hierarchy more at the forefront of the Strategic Directions Chapter.  

 

7.5 As an overarching comment, I am comfortable that the apparent 

unchallenged underlying strategic direction of the pRDP from a retail 

centre perspective represents a sound and sensible approach moving 

forward.  That is centres (existing and new) represent the core retail 

opportunity to provide for growth. 

 

7.6 In my view the pRDP contains a balanced approach that recognises not all 

retail activity should or could go in a centre (i.e. ancillary retail activities in 

industrial area and petrol stations), albeit recognising that retail activity in 

general is essential to aiding the central city recovery and reversing the 

centre decentralisation trends identified earlier in this statement.  Therefore 

in my view the pRDP enables and encourages the stimulation of retail 

development in areas (centres) where it is considered most appropriate 

and beneficial to the wellbeing of the community.  

 

7.7 This balanced approach is also considered to provide the flexibility 

required to enable retail development to occur, with a strong steer on 

locational preferences, providing an appropriate level of certainty for 

ongoing investment in retail activity within Christchurch.  

 

 

 

 

 

Timothy James Heath 

18 November 2014 


