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1. INTRODUCTION 

 

1.1 My full name is Philip Mark Osborne.  I am an Economic 

Consultant for the company Property Economics Ltd, based in 

Auckland. I have been in this position since 2003.   

 
1.2 My qualifications include a Bachelor of Arts (History/Economics), 

Masters in Commerce, a Masters in Planning Practice, and have 

provisionally completed my doctoral thesis in developmental 

economics.  

 
1.3 I have been engaged by the Christchurch City Council (Council) 

to provide evidence in relation to the potential economic impacts 

under the pRDP of the proposed office component of the Memorial 

Business Park.    

 

1.4 I have been involved in undertaking the background economic 

research and analysis during the past three years that assisted the 

Council in the formulation of the Commercial and Industrial 

Chapters of the proposed Replacement District Plan (pRDP).  

Earlier this year I presented economic evidence to the 

Independent Hearing Panel (IHP) for the Council on the Strategic 

Directions proposal, and the Commercial and Industrial proposals 

as part of Stage 1 of the pRDP hearing process.  

 

1.5 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 I have been engaged by the Council to provide economic evidence 

in relation to the proposed private plan change by Memorial 
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Avenue Investments Limited (MAIL) and the Council's provisions 

for the Business Park (proposal) for MAIL's vacant land holding 

on the south-eastern corner of the Russley Road and Memorial 

Avenue intersection.   

 

2.2 The specific parts of the Proposal that my evidence relates to are 

primarily the provisions relating to rules for office activity.  My 

evidence will address economic considerations with regard to the 

potential commercial office activity facilitated by this proposal and 

whether the likely economic outcomes meet the economic 

objectives of the pRDP and the higher order planning documents.   

 

2.3 My evidence will also cover the following matters that remain 

outstanding or where some further discussion is required in order 

to provide a  response to relief sought in submissions and further 

submissions: 

 

(a) the economic justification for consolidated commercial 

office; 

(b) the recovery of the Christchurch CBD; and 

(c) the overall appropriateness of ‘stand-alone’ commercial 

office in his location.   

 

3. EVIDENCE PROVIDED AT EARLIER HEARINGS 

 

3.1 As indicated in paragraph 1.4 I have previously provided written 

and oral evidence to the IHP during Stage 1 of the pRDP hearings.   

 

3.2 In accordance with the Panel's direction at paragraph 15 of the 

Pre-hearing Report and Directions dated 7 August 2015, I confirm 

that I continue to rely on the evidence and analysis that I provided 

at the hearings on the proposals listed above to the extent that it is 

relevant to the current proposal before the Hearings Panel, and do 

not intend to repeat that evidence.  The focus of this evidence will 

be on the site-specific issues and considerations which arise for 

this proposal, considered against the context of the wider 
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Replacement District Plan framework and my evidence on and 

analysis of those wider issues. 

 

4. BACKGROUND 

 

4.1 Both before and after the Canterbury earthquakes, Christchurch 

City has seen a significant level of decentralised business activity 

throughout the City.  This decentralisation has led to a variety of 

economic concerns including economic inefficiencies, reduced 

competitiveness and lower community well-being.   

 

4.2 In my view, any assessment of the proposal must consider the 

current and potential future economic environment for Christchurch 

City and must be evaluated against the ambitions of the community 

and the objectives of the pRDP.  The key issue that is of concern 

within the Christchurch economy is the undermining of the wider 

competitive influence of the CBD and the fact that loss of activity 

from this, and other centres, is likely to reduce Christchurch’s 

economic competitiveness as a City, resulting in a fall in 

community well-being.   

 

4.3 There has been a clear trend within the commercial market in 

Christchurch from 2000 with the predominance of commercial 

activity locating outside of centres.  This distribution of activity is 

clearly not in keeping with the direction of higher level documents 

such as Chapter 6 of the Canterbury Regional Policy Statement 

(CRPS) which seeks to strengthen centres (and in the case of the 

CBD, aid its recovery) with primacy given to the CBD by focusing 

new commercial development into the Central City, Key Activity 

Centres and neighbourhood centres.  This provides for an efficient 

utilisation of existing infrastructure and supply while creating levels 

of intensified activity that generate economic benefits.   

4.4 In turn, the Commercial Chapter of the pRDP essentially identifies 

the Christchurch CBD as the primary focus for large commercial 

development.  While growth and recovery of the CBD is a clear 

focus of both the CRPS and the pRDP, there is a need for 
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flexibility with commercial development opportunities provided for 

in the full network of current and future centres.     

4.5 The capacity for commercial development and supply identified by 

the pRDP is not however limited to these centres, as capacity for 

commercial activity not only exists in commercial office parks but 

there are also opportunities in industrial areas.   

 

4.6 When assessing the proposal a significant concern is the level of 

competition industrial areas have historically posed for commercial 

activities.  Between 2000 and 2009 an average of 10,000sqm of 

commercial space was consented within industrial zones, 

representing approximately 40% of all commercial space 

consented within the City.  This increased to over 60% post-

earthquake.  Similarly, commercial employment flourished with 

growth to 2010 of 120%.  Within this 10 year timeframe 

commercial employment within industrial zones went from 10% to 

over 30% of the total City’s activity.  Over the same period the 

proportion of industrial activities within these zones has fallen from 

75% to only 55%.  This situation has only been exacerbated due 

to the earthquakes.   

 
4.7 The issues that arise from this level of competing activity within the 

zones include: 

 

(a) ineffective infrastructure planning and utilisation; 

(b) disjointed land use and development; 

(c) reverse sensitivity issues; 

(d) increased land prices reducing the ability and viability for 

the intended use; 

(e) overall fall in competitiveness for industrial activity in 

Christchurch City; 

(f) lack of certainty for industrial growth and development 

potential; 

(g) land banking; 

(h) distortion of supply available and planned for the market 

(potentially resulting in insufficient supply); 
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(i) relocation and location of commercial activity away from 

economically efficient locations such as centres; 

(j) dispersal of commercial activity reducing overall 

agglomeration benefits to the City, and hence wider 

competitiveness; 

(k) an overall decline in centre amenity; 

(l) increased marginal costs for community infrastructure; 

and 

(m) reduced ability for the Christchurch CBD to recover. 

 

4.8 A final consideration is the Christchurch CBD.  A key objective of the 

community and the pRDP is the recovery of the Christchurch CBD.  It 

is also important to understand that while the past business trends 

experienced by Christchurch would indicate a move of activity 

away from the CBD, the earthquakes have left the future role and 

contribution of the CBD even more vulnerable as it no longer 

possesses the critical mass to sustain itself.  While the 

decentralisation of activity is of concern, the immediate emphasis 

should be placed on the recovery of the CBD, as a highly 

influential competitive asset, it is critical to the recovery of the 

Christchurch economy as a whole that significant emphasis is 

placed on generating activity within this principal centre.   

 

4.9 The current lack of certainty and lack of potential tenants is placing 

this recovery at risk.  Anecdotal evidence would suggest that 

developers are starting to be attracted away from Christchurch CBD 

and thereby away from Christchurch.  The director of a large investor 

group, Cristo Ltd, recently abandoned plans to develop offices in 

Cathedral Square, citing a lack of tenants that have settled elsewhere 

and are uninterested in returning.  He stated “We've basically shifted 

the bulk of our investment activities to Auckland. We were going to 

spend a lot in the central city and we now won't spend a single cent." 

 

5. PROPOSED MEMORIAL BUSINESS PARK OFFICE PROVISIONS 

 

5.1 My understanding is that the permitted office provisions sought in the 

proposal include the following: 
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(a) As an Industrial Park zoning 5,000sqm of general 

commercial office activity would be permitted on the MAIL 

site.  Additional to this: 

(i) By 2020 a further 5,000sqm of office floorspace; 

(ii) After 2020 a total additional 10,000sqm of office 

floorspace (over and above the 5,000sqm general 

office provision); 

(b) This additional 10,000sqm of office is restricted to either 

Aviation related business, Rural business or Suburban 

professional offices; and 

(c) It would appear the proposal seeks to identify "suburban 

professional offices" as those less than 400sqm (GLFA) per 

tenancy.   

 

5.2 This would essentially allow for up to 15,000sqm of general office 

space (with a simple limitation on tenancy size (400sqm) for 

10,000sqm of the permitted area).   

 

6. POTENTIAL IMPACTS OF OFFICE PROVISIONS 

 

6.1 There are several issues to address in terms of impact that are 

interrelated.  These relate to the quantum proposed, the activity 

status, and the activities (and identified size) permitted.   

 

6.2 The proposal for up to 15,000sqm of commercial office space within 

the MAIL site is both significant in nominal terms and in terms of 

centres around Christchurch.  Even in this location, the significant 

level of commercial floorspace is likely to accommodate between 600 

to 700 commercial employees, indicating a commercial centre that 

would be in the top 10, by commercial office size, throughout 

Christchurch City.   

 

6.3 With projected commercial office growth for Christchurch City 

estimated at 5,500 ECs to 2026, this level of supply is highly likely to 

have a significant impact upon the distribution of commercial space 

and impact not only on existing centres but potentially contribute to 

impacts upon the CBD and its recovery.   
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6.4 The office categories outlined within the proposal as aviation, rural 

and suburban professional services do little to mitigate the potential 

impacts of this proposal's office component.  There are several 

factors that weaken any potential benefits attributable to the supply of 

such office types.  Firstly, Christchurch Airport can facilitate (generally 

more effectively and efficiently) appropriate commercial operations in 

relation to aviation services.  The provision for these services is also 

likely to contribute to the competitiveness of Christchurch Airport as a 

national business location.  The leasehold nature of the Airport land 

also safeguards the airport operations providing a natural 

management of the types of activity locating here.   

 

6.5 Secondly, the provisions set out in the proposal call for these office 

activities, such as aviation, to be permitted in an industrial business 

park while I understand that the same activities are non-complying at 

the Airport.   

 

6.6 With limited demand and significant competition, it is more likely that 

the MAIL site will provide for ‘suburban professional offices’.  This 

provision in itself is restricted simply by a tenancy size of 400sqm.  

Such a limitation, for an industrial business park, still competes for at 

least 50% of the entire City’s commercial business activity based on 

tenancy sizes and would even be inappropriate in some identified 

centres.   

 

6.7 The pRDP seeks to consolidate commercial office activity within 

centres to allow the City to benefit from the economic efficiencies 

through agglomeration, efficient infrastructure efficiencies, 

accessibility et cetera.  The City faces significant challenges to this 

objective with a CBD struggling to recover, a history of dispersed 

commercial activity, historically ‘cheap’ out-of-centre developments, 

and relatively moderate growth expectations.  With over 60% of 

commercial development occurring in the suburbs since 2011 there is 

more than sufficient commercial office supply (quite apart from 

appropriately zoned and available capacity) to accommodate growth 

while still facilitating the movement and development of new business 

into the CBD.   
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6.8 The benefits of providing this magnitude of commercial space at the 

MAIL site, such as cheap alternative commercial locations, do not in 

my opinion prevail over the countervailing benefits to the community 

of the direction sought by the pRDP of consolidation.  The level of 

floorspace proposed presents a real risk to the wider Christchurch 

community by diverting vital commercial activity from appropriate 

centres.   

 

6.9 The identification of ‘suburban professional offices’ would suggest 

that the proposal seeks to provide commercial office supply for the 

local market.  While I have identified that the pRDP provides sufficient 

commercial development capacity at a City level, I believe that the 

local provision is also sufficient.  The surrounding area not only 

provides for specific commercial activities such as aviation but also 

provides for local services in centres such as Avonhead, Bishopdale, 

Wairakei and Fenldalton, as well as the significant office provision at 

Sir William Pickering Drive.  Over the past 4 years this area has 

supplied an additional 40,000sqm of commercial office floorspace 

(Appendix 1 outlines the localised area).   

 

6.10 Both the pRDP and the higher order planning documents such as the 

CRPS (Canterbury Regional Policy Statement) give clear direction for 

the accommodation of commercial activity within Christchurch.  

Section 6.2 of the CRPS states: 

 

(a) Reinforcing the role of the Christchurch central business 

district within the Greater Christchurch area as identified in 

the Christchurch Central Recovery Plan (6.2.2 (3)).  

 

(b) Support and maintain the existing network of centres below 

as focal points for commercial, community and service 

activities during the recovery period: 

 The Central City 

 Key Activity Centre 

 Neighbourhood Centres 
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The development and distribution of commercial activity will 

avoid significant adverse effects on the function and viability 

of these centres (6.2.5). 

 

(c) New commercial activities are primarily directed to the 

Central City, Key Activity Centres, and neighbourhood 

centres (6.2.6).   

 

6.11 The Commercial chapter of the pRDP seeks to highlight this issue in  

Objectives 15.1.1 and 15.1.2, which state: 

 

(a) The critical importance of commercial activity to the recovery 

and long term growth of the City is recognised and facilitated 

in an enabling framework that supports viable commercial 

centres. 

 

(b) Commercial activity is focussed within a network of centres 

(comprising the Central City, District, Neighbourhood, Local 

and Large Format centres) to meet the wider community’s 

and businesses’ needs. 

 

7. CONCLUSION 

 

7.1 The proposal for the MAIL site includes the potential for 

15,000sqm of permitted general office development over the next 

6 years.  This period is crucial to the recovery and consolidated 

development of both commercial activity and the Christchurch 

economy as a whole.    

 

7.2 Permitting office development at this level in an industrial business 

park has the potential to impact negatively on the potential 

recovery and growth of the Christchurch CBD and other 

commercial centres, undermining the ability to achieve a degree of 

intensity and allowing the continued scattering of commercial 

activity throughout the City.  There is a clear need to intensify 

commercial activity within the Christchurch CBD and identified 

centres and not set precedents for allowing it to be accommodated 

elsewhere.   
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7.3 The centres network identified through the pRDP will not only provide 

sufficient commercial capacity for the recovery and growth of the 

Christchurch economy but will direct that growth into sustainable, 

efficient and competitive locations.  

 

7.4 The continued economic development of Christchurch City 

requires competitive changes to occur.  It is now, more than ever, 

crucial that the economic environment within the City is as 

competitively and efficiently managed as possible.   

7.5 While the pRDP allows for 5,000sqm of permitted office within 

Industrial Park zones my opinion from an economic perspective is 

that even this has the potential to limit the effectiveness and overall 

benefits of the Council’s objectives to consolidate commercial activity.  

While I understand the need for flexibility for diversity, dynamics and 

business growth, I believe the industrial provisions provide for this 

without potentially weakening the intended outcome for location and 

distribution of commercial office activity.   

7.6 In my view the office component of the proposal is contrary to the 

higher order planning directives and is likely to impact upon the 

positive economic outcomes sought by the pRDP.    

 

 

 

 
Philip Mark Osborne 
 26 August 2015 
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APPENDIX 1: MAIL LAND AND SURROUNDING CENTRE NETWORK 

 

 

 

 

 

 

 

 

 

 

 

 


