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1. INTRODUCTION 

1.1 My name is Martin James Winder.  I am a practising registered valuer 

for TelferYoung (Canterbury) Limited, based in Christchurch.  I have 

been employed by TelferYoung since July 2009. 

1.2 I have completed a Bachelor of Commerce Degree majoring in 

Valuation and Property Management - BCom (VPM) at Lincoln 

University.  I am a member of Property Institute of New Zealand 

(PINZ) and New Zealand Institute of Valuers (NZIV). 

1.3 I provide valuation advice to the commercial, industrial and residential 

sectors of Canterbury.  Insurance and subdivisible land valuations are 

areas of special focus. Recent assignments have also included 

compensation assessments, demand, scoping and feasibility studies.  

I act for both the public and private sectors.  Clients include CERA, 

EQC, Christchurch City Council (CCC), MOE, NZTA, Ashburton and 

Waimakariri District Councils.  

1.4 I have been engaged by Memorial Avenue Investments Limited 

(MAIL) to advise on the supply of industrial land and the provision for 

offices within the Industrial Park (Memorial Avenue) Zone.  I prepared 

a land use study on this property in May 2014 which accompanied 

MAIL's plan change application.  My findings and conclusions reached 

from this research, as updated in this evidence, provide the basis for 

my comments and opinions.   

1.5 In preparation of this evidence I have considered several sources of 

information including (but not limited to): 

(a) property sales information sourced from Headway and 

CoreLogic; 

(b) publicly available real estate marketing material; 

(c) Christchurch City Council monitoring and research team 

publications; 

(d) TelferYoung databases; 
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(e) the Land Use Recovery Plan (LURP); 

(f) Commercial and Industrial chapters of the proposed 

Replacement District Plan;  

(g) CERA website information and publications.   

1.6 I participated in the expert conferencing (economics session) 

30 March 2015.  With regard to the CBD, there was agreement that 

the city would benefit from a strong CBD, however, there was 

disagreement as to how this can be achieved.  With regard to office 

activity, some experts thought greater flexibility is required than is 

proposed in the Replacement Plan to allow office activities to occur in 

centres, commercial and industrial areas.  Others had an opposing 

view. 

1.7 I confirm that I have read and agreed to comply with the Code of 

Conduct for Expert Witnesses (Environment Court Practice Note 

2014).  This evidence is within my area of expertise except where I 

state that I am relying on facts or information provided by another 

person.  I have not omitted to consider material facts known to me that 

might alter or detract from the opinions that I express. 

2. SCOPE OF EVIDENCE 

2.1 My evidence addresses: 

(a) offices as a component of the CBD recovery; 

(b) office activity within Key Activity Centres (KACs) and other 

centres; and 

(c) effects of offices at MAIL on industrial land supply and take-up. 

3. SUMMARY  

3.1 The CBD recovery is well underway and the three closest KACs are in 

a prosperous phase.  Office accommodation could be permitted on the 

site without adversely affecting the CBD recovery and the nearby 

KACs subject to certain conditions and constraints.  This could be 

achieved by allowing a specific group of office users to establish.  
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These users would seek to establish at the site because of the close 

proximity to the airport and others users which are not otherwise 

suited to the CBD. 

3.2 The Christchurch region has ample supply of industrial land for the 

foreseeable future.  Should non-industrial activities be permitted on the 

site this would have minimal impact on the supply of industrial land in 

the region. 

4. THE PROPOSED OFFICE USE AT THE MAIL SITE 

4.1 The MAIL site is 24.55 ha.  I understand that the City Council 

considers that there should be no more than 5000m2 of offices in 

addition to offices which are ancillary to industrial activities. 

4.2 MAIL seeks a further 15,000m2 of the following types of offices:  

(a) Aviation related business offices comprising: 

(i) commercial, recreational or military aviation, including any 

ancillary or support facilities or activities. 

(ii) support facilities and activities which enable the airport to 

function, for example customs and quarantine operations. 

(iii) freight, distribution or logistics activities. 

(iv) tourist related activities or service. 

(b) Rural businesses or organisations that directly or primarily 

service rural productive industries, including agriculture, 

horticulture and pastoral activities; and 

(c) Suburban professional services offices with a maximum gross 

leasable floor area of 400m2. 

4.3 For these types of offices, the following staging rules are to apply: 

(a) Before 1 January 2020, 5,000m2; and 

(b) After 1 January 2020 10,000m2. 
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5. OFFICES AS A COMPONENT OF THE CBD RECOVERY 

5.1 In my opinion, the recovery of the CBD is well underway.  

5.2 Significant volumes of CBD land sales have occurred post-February 

2011 earthquake and particularly post the 2012 blueprint 

announcement.  I am aware of at least 212 open market transactions 

comprising mostly commercial use sites with the balance being a mix 

of residential and industrial.  The combined sales comprised some 

21.3 ha of land and totalled some $255 million dollars.  The 

purchasers comprise a mix of local developers/investors and 

community groups.   

5.3 I am also aware of at least 259 private sector commercial 

developments within the four avenues.  A number of these 

developments are completed or under construction with the balance in 

the planning phase.  The anchor projects are also progressing through 

the planning phase.  Construction has commenced on the Justice and 

Emergency Services Precinct. 

5.4 A number of existing buildings are also in the process of being 

repaired, strengthened and upgraded to provide a modern and more 

affordable office accommodation alternative for price sensitive 

occupiers.   

5.5 I understand tenant pre-build leasing commitment has been relatively 

strong.  Anecdotal evidence suggests many businesses who formerly 

occupied CBD accommodation have expressed a strong desire to 

return.  The key drivers which influence tenants' decisions to return or 

not comprise:  

(a) affordability; 

(b) timing; 

(c) space requirements; and  

(d) their existing lease commitments. 
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5.6 The critical phase for the CBD is likely to be over the next five years.  

Most pre-earthquake CBD office tenants who have subsequently 

relocated away from the CBD will have the opportunity to renew or exit 

their current leases over this period.  

5.7 New CBD asking rentals are being established at between $375/m² 

and $450/m² net.  Existing buildings which have undergone repair and 

strengthening works are being established at circa $275/m² to $330/m² 

net.  This compares with pre-earthquake levels of circa $300/m² to 

$350/m² for new A-grade buildings and $260/m² to $280/m² for 1980s 

constructed A-grade buildings.  Much of the pre-earthquake building 

stock was “B-grade” which leased in the $180/m² to $240/m²range. 

5.8 Table 1 below reveals how Christchurch CBD pre and post-earthquake 

rentals compare with current Auckland and Wellington CBD office 

rentals. 

 

Location Category Rate/m² 

Christchurch CBD – Pre Quakes A Grade - New $300/m² - $350/m² 

 
A Grade – 
1980s 

$260/m² - $280/m² 

 B Grade $180/m² - $240/m² 

   

Auckland CBD - Current 
Premium 
Grade 

$460/m² - $660/m² 

 A Grade $350/m² - $540/m² 

 B Grade $270/m² - $410/m² 

   

Wellington CBD - Current A Grade $400/m² - $560/m² 

 B Grade $180/m² - $400/m² 

   

Christchurch CBD – Current  New A Grade $375/m² - $450/m² 

 
Existing 
Repaired 

$275/m² - $330/m² 

Source: TelferYoung Research   
 

Table 1: Christchurch City Rentals 

5.9 Christchurch’s new CBD office rents are being established at similar or 

slightly lower levels to other core New Zealand CBD locations.  These 

levels are not high by New Zealand or international standards.  The 

new rental levels are however higher than pre-earthquake levels and 
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there are fewer options for tenants wanting more modest 

accommodation.  The public sector appears to accept the new rates 

and a growing proportion of the private sector appears to be adjusting 

to the new levels.  It must be borne in mind that the new 

accommodation meets or exceeds 100% New Building Standard 

(NBS) with regard to earthquake strength/resistance, and is generally 

low rise and meets tenants' requirements for efficiency, modern layout 

and car parking. 

5.10 The CBD will be considerably more compact than it was pre-

earthquake.  I am optimistic that the built environment will be modern, 

efficient, attractive and people-friendly.  Christchurch is currently a 

very prosperous city, experiencing high levels of population growth as 

well as economic growth.  I envisage a large proportion of pre-

earthquake CBD tenants and businesses will return to the CBD in the 

longer term.   

5.11 I believe that these tenants combined with the Government sector and 

demand from new and emerging businesses which have not 

previously occupied CBD office space will underpin and sustain the 

CBD in the medium to long term. 

5.12 Recovery comprises many stages.  Securing of suitable land – the 

design/planning phase – tendering/construction – and eventual 

commissioning/occupation.  The vacant land market has been very 

active, the design/planning phase is well advanced and the 

tendering/construction phase is gaining momentum and set to be 

strong in the coming years.  I understand pre-leasing commitment for 

new builds has been relatively strong.  As the CBD continues to takes 

shape and people return to the CBD, I believe that the opportunities 

for private investment and development will become more sustainable 

and attractive. 

6. OFFICE ACTIVITY WITHIN CENTRES  

6.1 The earthquakes did not affect the KACs to the same degree as the 

CBD.  There is limited supply of office space in KACs, with most 

experiencing low vacancy rates and rental growth.   
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6.2 The three closest KACs to the subject property are Papanui, Riccarton 

and Hornby.  Each centre is well established upon existing retail 

facilities with office accommodation comprising a much smaller 

component.  My experience is that office occupants in centres 

generally fall into one or the other of two categories: 

(a) those that establish on the side of busy roadways and benefit 

from the profile offered, for example banks, suburban 

Government offices, and suburban professionals; or 

(b) small scale operators who occupy secondary accommodation, 

often on the first or second floors where rental rates are 

commensurate with the level of demand and building quality.  

6.3 The first office type would have no reason to relocate to the MAIL site 

given their current exposure.  The other category of office users will 

likely only relocate on price.  It is highly unlikely that any office 

accommodation offered on the site would be priced at a level to 

encourage relocation.   

6.4 In my opinion, these three closest KACs do not require additional 

support from an office accommodation perspective. 

7. EFFECTS OF THE OFFICE ACTIVITIES PROPOSED BY MAIL 

7.1 In my opinion, there are two primary ways in which to address the 

potential for office development on the MAIL site to affect the CBD, 

KACs and other centres.   

7.2 The first is to restrict offices to those types which might seek to 

establish their operations on the MAIL site but which would not be 

suited or attracted to the CBD, KACs or other centres.  The second is 

to control the quantum of office development permitted on the site. 

7.3 I recommended to MAIL that they distinguish between these two types 

of offices, and address the possible effects from each of them 

separately.  This has led to MAIL seeking the types of offices listed in 

paragraph 4.2 above.  
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Specific office uses suited to the MAIL site which will not affect 

other centres 

7.4 In my view the types of offices listed in paragraph 4.2 above meet the 

criteria of activities which would not be suited or attracted to the CBD 

and would likely not relocate from the three closest KACs. 

7.5 These operators often seek “high value” business land to base their 

operations.  Exposure, profile and prominence can be important 

qualities for these businesses and entities to establish and succeed. 

7.6 Whilst offices and accommodation are likely to be available within the 

Special Purpose (Airport) Zone, the current airport regime restricts 

users to rental uses only.  The MAIL site would offer genuine 

competition to the airport together with a variety of ownership and 

occupation structures.  In my opinion, competition and choice of 

ownership structures should be encouraged. 

7.7 I understand that Mr Tansley is likely to say in evidence that there is a 

very limited pool of generic offices fairly regarded as airport-orientated.   

I agree that offices associated with terminal operations (airport, airlines 

and rentals) are limited on all airports.  It may well be the case that 

there is a limited pool for these types of offices, and it may well take a 

considerable number of years for a substantial number of operators to 

establish on the MAIL site.  However, it is my opinion that provision 

needs to be made for this type of office user, even if demand is not 

substantial.  

7.8 I also understand that Mr Tansley will give evidence that there is a 

limited need for offices with a rural orientation and that they could go 

elsewhere.  Again, I do not disagree in general terms.  However, I am 

not suggesting that the MAIL site is the only appropriate site for this 

type of operator.  These operators are unlikely to establish in the CBD 

or in KACs.  The MAIL site would, in my view, be suitable for these 

types of offices without comprising CBD recovery, or other centres.  

7.9 In my May 2014 report accompanying the MAIL plan change, I 

considered that there was no reason to provide any limits on these 

types of offices because, for the reasons expressed above, I consider 
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that even an unlimited amount of such offices would not adversely 

affect CBD recovery, or KACs.  I understand, however, that offices 

were effectively limited in the plan change to a total of 50,000m2.  

MAIL has now reduced the level of offices it is seeking to a total of 

10,000m2 of these types of offices, in addition to the Council's 

provision for 5,000m2 of any type of office.  In my view this provision is 

likely to meet the needs of these operators over the timeframes stated. 

7.10 MAIL have suggested that professional offices of less than 400m2 be 

included within the types of offices that will not adversely affect the 

CBD, KACs or neighbourhood centres.  I understand that there is 

some concern about the use of the term 'professional offices' because 

it might be said that all offices are to some extent at least 

'professional'.  I am not a planning expert however I would suggest the 

intent of this category is to capture suburban professional offices.  I am 

in favour of suburban professionals such as small scale legal, 

accountancy, valuation, architecture, surveying, and engineering 

operators being established on the MAIL site.   

7.11 I understand that Mr Osborne (for the City Council) will give evidence 

that the 15,000m² of offices proposed by MAIL represents a significant 

risk to the efficient operation of the office market in Christchurch and 

as such will have an impact upon the CBD's recovery. 

7.12 I do not agree.  In my opinion, it is important to place the 15,000m2 

proposed over 10 – 20 years against the scale of office build taking 

place now within the CBD and likely to take place over that period of 

time.  The Council have made provision for 15,000m² split between the 

MAIL, Tait and Awatea Industrial Park zones.  I agree with the Council 

that this level will not affect the CBD recovery, its efficient operation, or 

other centres.  The additional 10,000m² proposed on the MAIL site is 

for office users which would not establish in the CBD or in the KACs.  

Staging provisions and the uncertainly as to actual demand further 

limit effects.  
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General office use 

7.13 In my opinion, the site is also suitable for a broad range of more 

conventional office accommodation.  Operators may choose to 

establish on the site for the following reasons: 

(a) access to labour force; 

(b) affordability; 

(c) location; 

(d) clustering with like businesses; and 

(e) perception of superior ground conditions and low natural disaster 

risk. 

7.14 I consider that the site would be particularly desirable as a location 

providing clustering opportunities and provision of affordable space for 

smaller and start-up businesses. 

7.15 I understand that the site has a relatively low water table together with 

relatively sound geotechnical ground conditions.  These factors allow 

for conventional, and ultimately cost effective, building design and 

construction.  This combined with modest land values flows through to 

cheaper and more affordable rental rates, lower insurance premiums 

and lower total occupancy costs than much of the CBD.  This point of 

difference will be attractive to businesses which are indifferent as to 

where they locate.  If these type of operators cannot afford or do not 

wish to operate from the CBD they will find alternative accommodation 

either in greater Christchurch or another region all together. 

Distributional effects on CBD and KACs 

7.16 In my report I was asked to comment on the proposed staging regime 

of 3,000m² by 2017, 8,000m² by 2022 and 12,000m² after 2022.  I 

analysed this regime by comparing it to a newly constructed office 

building in Lincoln Road in terms of scale and also by the number of 

employees that would likely be housed.  I concluded that given the 

staging provisions and scale of development, this level of general 
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office accommodation would not have a considerable impact on the 

recovery of the CBD.  MAIL has now, however, withdrawn its request 

for additional general office provision.  The Council has proposed that 

5,000m² of general office be permitted with no staging provisions.  I 

am comfortable with the Council's provisions.     

8. INDUSTRIAL LAND SUPPLY 

Land supply 

8.1 I was asked to provide analysis and comment on the supply of 

industrial land in Christchurch, likely take-up and the role of the MAIL 

site as part of that industrial land supply.   

8.2 I have reviewed current and proposed industrial land developments in 

the CCC catchment together with Izone in Rolleston.  These 

developments represent some 730 ha of land.  (This includes only one 

of the three Greenfields: Business areas in the LURP which I discuss 

separately below). 

8.3 I detail the locations (excluding Izone) of these developments in the 

Appendix to my evidence. 

 

Ex Bridgestone 

Site 
Calder Stewart 

Airspace 

The Tait 

Foundation 

Dakota 

Park 

Airport Business 

Park 

Racecourse Road Ex Freezing 

Works 

Waterloo Business 

Park Main South 

Road 

Glassworks Industry 

Park 

Wigram Business 

Park Portlink 
Hornby 

Quadrant 

Ex Belfast Freezing 

Works 

MAIL 

Land 

Mustang 

Park 
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Supply commentary 

8.4 Many of the developments are now underway and partially developed.  

The non-business zoned portions of land have been identified within 

the District Plan Review as “Industrial”.  The Inner Plains land 

associated with Izone was included in the LURP and has been 

earmarked for business use. 

8.5 My analysis of developments excludes the numerous vacant parcels of 

land which are zoned business but fall outside the boundaries of the 

current master-planned developments.   

Annual land take-up rates 

8.6 The Christchurch City Council monitors the amount and take-up of 

industrial zoned land through their “Monitoring and Research Team”.   

8.7 The graph below records the number of hectares per annum that is 

converted from vacant to developed industrial land (as at August 

2012).  The data excludes take-up from Selwyn and Waimakariri 

districts.  Izone is situated within Selwyn district. 
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8.8 The average annual take-up rate from 1992 to 2012 is 23.42 ha per 

annum.  

8.9 Of particular interest is the average take-up from 2008 to 2012.  The 

average take up over this five year period fell significantly to 10.44 ha 

compared to the long term average of 23.42 ha.   

8.10 I am aware of relatively strong interest and numerous transactions 

taking place in Portlink, Wigram Business Park, Racecourse Road 

development, Hornby Quadrant, Waterloo Business Park and 

Glassworks Industry Park in recent times.  The take-up of land in the 

latter part of 2012 through to 2015 is likely to be up on the more recent 

five year trend. 

8.11 I have analysed sales of vacant land from Izone and adjoining 

industrial land from 2003 to the end of 2014.  A total of 82.64 ha was 

sold over that period averaging 6.89 ha per annum.  Sales peaked in 

2011 at some 15 ha.  I have excluded the sale of 15 ha to Port of 

Tauranga in 2013.  This was a large one-off sale which is worthy of 

consideration but should be considered separately for this research 

purpose.  

8.12 Adopting 23.42 ha from Christchurch and 6.89 ha from Rolleston, I 

conclude that approximately 30 ha of vacant land is taken up each 

year over the longer term. 

8.13 As previously mentioned, the land available for industrial development 

comprises some 730 ha.  This translates to some 25 years of supply.   

Annual vacant land sales 

8.14 An additional measure of land take–up is the historical purchase of 

vacant industrial land.  The selling/purchase of vacant land does not 

necessarily translate directly to take-up however over time provides a 

good indication of historical demand.   

8.15 We have sourced sales data within the CCC catchment area plus 

Rolleston from 2001 to the end of 2014.  The analysis does not include 

sales of land subject to the release of title (under development). 
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8.16 Where a property had sold two or more times over the timeframe I 

have only included the most recent sale in our analysis.  Furthermore, 

our analysis excludes design build development whereby a developer 

owns the land and builds a “tailor-made” building to suit the end user.  

In this instance, the only transaction taking place being the purchase 

of the land and building.  Airport industrial development is also not 

included as there is no recorded land sale because the airport retains 

ownership. 

8.17 The graph below records the combined total of all vacant industrial 

land sales in the CCC catchment and Rolleston over the period. 

 

8.18 The graph reveals a similar pattern to the CCC take-up rate data.  

Steady growth through the early 2000s to a peak in 2004 and a 

general decline from 2009 as the global credit crisis took effect and 

impacted on New Zealand’s economy.  The more recent increases 

reflect the strong growth in Izone and industrial land generally post-

earthquakes. 
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8.19 The table below records the combined total of all vacant industrial land 

sales in the CCC catchment and Rolleston together with the total 

number of sales and hectares per annum. 

Year Total Sales No. Sales Hectares 

2001 $22,319,512 67 28.9253 

2002 $28,404,900 76 68.7168 

2003 $43,037,094 89 44.7750 

2004 $73,252,174 88 74.2834 

2005 $28,241,756 46 27.6581 

2006 $29,632,503 46 21.1142 

2007 $31,786,369 38 25.8130 

2008 $46,876,064 38 18.9303 

2009 $24,761,460 26 12.9717 

2010 $17,230,116 18 10.8050 

2011 $26,332,396 33 31.5809 

2012 $33,216,020 44 24.1278 

2013 $77,806,077 67 43.1822 

2014 $47,331,694 49 23.7207 

Totals $530,228,135  725 456.6044 

8.20 The analysis of vacant land sales is useful in determining the level of 

annual investment in industrial land (circa $38 million per annum).  We 

can then look to current industrial land developments and the metre 

rates they are selling for to better understand the investment required 

to sell down existing and proposed developments. 
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8.21 The table below summarises the previously detailed current and 

proposed industrial land developments in the CCC catchment and 

Izone. 

Development Area (ha) Road 

Allowance 

(10%) 

Net 

Area 

(ha) 

Rate/m² 

(average) 

Total 

Portlink 30.0000 3.0000 27.0000 $220  $59,400,000  

Wigram Business 

Park 
25.0000 2.5000 22.5000 $280  $63,000,000  

Glassworks Industry 

Park 
7.0000 0.7000 6.3000 $260  $16,380,000  

Racecourse Rd 13.8148 1.3815 12.4333 $250  $31,083,000  

Main South Rd 1.8452 0.1845 1.6607 $250  $4,152,000  

Hornby Quadrant 201.0000 20.1000 180.9000 $240  $434,160,000  

Waterloo Business 

Park 
114.0000 11.4000 102.6000 $230  $235,980,000  

Airport Business Park 1.3213 0.1321 1.1892 $270  $3,211,000  

Calder Stewart 

Airspace 
16.0383 1.6038 14.4345 $270  $38,973,000  

Dakota Park 80.0000 8.0000 72.0000 $270  $194,400,000  

Mustang Park 30.5000 3.0500 27.4500 $270  $74,115,000  

The Tait Foundation 10.3295 1.0330 9.2966 $260  $24,171,000  

48 - 60 Langdons Rd 9.4578 0.9458 8.5120 $250  $21,280,000  

Belfast Rd 22.5444 2.2544 20.2900 $190  $38,551,000  

Izone 167.0000 16.7000 150.3000 $150  $225,450,000  

Total     $1,464,306,000 

8.22 The previous 14-year period has comprised approximately 

$530 million in vacant land investment.  The existing and proposed 

developments comprise approximately $1,450 million of available 

industrial land.  Much of this land is available for direct purchase. 

8.23 The LURP identifies three additional Greenfields: Business areas in 

this part of the City.  I have included only the 10 ha Tait Industrial Park 

land in my analysis.  Should the other Greenfields: Business areas be 

developed to provide vacant industrial land, this would amount to a 

significant additional land holding in value terms. 



18 

SDH-817541-9-1861-V1:mtb 

8.24 The table below summarises the three areas identified by the LURP 

and the likely combined value “as developed”. 

Development Area (ha) Road 

Allowance 

(10%) 

Net Area 

(ha) 

Rate/m² 

(average) 

Total 

Area 1 15.0000 1.5000 13.5000 $250  $33,750,000  

Area 2 50.0000 5.0000 45.0000 $270  $121,500,000  

Area 3 35.0000 3.5000 31.5000 $260  $81,900,000  

Total     $237,150,000 

 

8.25 If all future Christchurch and Rolleston vacant land sales were 

confined to the three LURP blocks, the investment required to “sell 

down” the developments would equal all Christchurch and Rolleston 

sales from mid-2008 till end of 2014 which includes the post-

earthquake increased activity.   

8.26 This analysis reveals the scale of land and investment required to 

take-up the various existing and proposed industrial land 

developments in Christchurch. 

8.27 It is difficult to gauge the future requirement and take-up of land.  The 

Christchurch rebuild has provided growth opportunities for this sector.  

The rebuild will, however, ultimately come to an end.  Many 

construction related entities may scale back their operations causing a 

slowdown in take-up and more normalised growth patterns will return.  

We have started to see a general slowdown in this sector.  2014 levels 

are well down on the peak of 2013. 

8.28 The current and proposed industrial land developments offer end 

users a broad range of options with regard to direct ownership, design 

build and leasing options.  There are minimal constraints (if any) on 

end users obtaining the ownership structure, scale, size and location 

they desire. 

8.29 I conclude that Christchurch and Rolleston have a significant supply of 

industrial land now, and well into the future.  At long term take-up 

rates, the supply will not be exhausted for some time.  Waimakariri 
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District also has substantial industrial land supply in Southbrook and 

“pockets” in Kaiapoi and other smaller centres. 

8.30 The supply and proposed supply of industrial land within close 

proximity to the subject property is substantial.  Areas include Mustang 

Park and airport land to the north and west, land identified in the LURP 

both north and south of the subject, Dakota Park, and Calder Stewart 

Airspace to the immediate southwest.  In my opinion, these 

developments will more than adequately provide for the requirements 

of industrial land. 

Industrial land supply and demand conclusions 

8.31 I have analysed the supply of industrial land in Christchurch and 

Rolleston both present and proposed.  I have analysed long term take-

up rates and purchase of industrial land, and made comments on the 

likely absorption of land in the short to medium term.  The current 

industrial land “product mix” is very broad with regard to location, 

ownership and occupancy structure.  This does not constrain the 

market from performing freely.  The supply of industrial land near the 

MAIL site is substantial. 

8.32 Having considered these factors I consider that 7,500m2 of retail and 

15,000m2 of offices will not have any adverse effect on industrial land 

supply in Christchurch generally, or northwest Christchurch in 

particular. 

8.33 I have been asked to consider whether, from a valuation perspective, 

the MAIL site as a whole, with 15,000m2 of offices, 7,500m² of retail, 

visitor accommodation, a supermarket, and up to 10,000m2 of trade 

suppliers, would be primarily industrial.  In my view, the 'non-industrial' 

uses would all support the 'industrial park' nature of the site, and I 

would consider the land primarily as industrial.  

9. CONCLUSION 

9.1 There will be demand for office activity which is not met by the CBD or 

KACs.  I consider that this demand could be met in alternative 

locations.  To address the potential for adverse effects on the CBD 
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recovery, I recommend that office activities in alternative locations be 

subject to appropriate limits on type and quantum. 

9.2 There is sufficient industrial land supply to meet approximately 

25 years demand.  I consider that enabling limited non-industrial 

activities on the MAIL site will not have an adverse effect on industrial 

land supply. 

9.3 Having reached these conclusions, I consider that the policy 

framework for the industrial zones should recognise the potential for 

non-industrial activities to locate within these areas, subject to 

thresholds set to avoid significant adverse effects on the viability of the 

CBD and KACs. 

 

 

Martin Winder 

26 August 2015 
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APPENDIX – INDUSTRIAL LAND SUPPLY 

This appendix briefly details each industrial zone/development as follows: 

 

Portlink 

Category Development 

Location: Kennaway Road, Hillsborough/Woolston 

Area: 30 hectares 

Zone: B4 

Method of Sale: Design build own or lease, vacant land with building 

ties to Arrow International 

Comments: Taylor designed areas to suit clients, Kathmandu 

major tenant, sold 3 sites recently, geotech solutions 

available, land level requires raising for CCC flood 

mitigation measures, taking clean fill. 

Developer/Owner: Arcus Properties Investments Ltd 

 

Wigram Business Park 

Category Development 

Location: Hayton Road, Wigram 

Area: 25 hectares 

Zone: B4 

Method of Sale: Vacant land 

Comments: Master planned industrial development catering for a 

broad range of users. 2 stages. 

Developer/Owner: Ngai Tahu Property Ltd 

 

Glassworks Industry Park 

Category Development 

Location: Shands Road 

Area: 7 hectares 

Zone: B5 with small B4 component 

Method of Sale: Design build - lease or own 

Comments: Master planned industrial development catering for a 

broad range of users. 

Developer/Owner: Goodman Nominee (NZ) Ltd 
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Racecourse Road Former Freezing Works 

Category Development 

Location: Racecourse Road, Sockburn 

Area: 13.8148 hectares 

Zone: B5 

Method of Sale: Vacant land 

Comments: Well located, good geotech. 

Developer/Owner: Not Known 

 

Main South Road, Adjoining Halls Transport Building 

Category Development 

Location: 632 Main South Road 

Area: 1.8452 hectares 

Zone: RU2, we understand resource consent has been 

granted to subdivide into 6 sites (expires 2/07/2014). 

Method of Sale: Design build - lease or own 

Comments: High profile next to State Highway 1, overhead power 

line influence. 

Developer/Owner: Trojan Holdings Ltd 

 

Hornby Quadrant 

Category Development 

Location: Shands Road 

Area: 201 hectares 

Zone: RU2 and B5. The B5 land is being developed first; the 

District Plan Review has identified the RU2 portion as 

Industrial Heavy (IH). 

Method of Sale: Design build options. 

Comments: Very large scale, Ch-Ch Southern Motorway passes 

south boundary. 

Developer/Owner: Calder Stewart 
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Waterloo Business Park 

Category Development 

Location: Waterloo and Pound Road 

Area: 114 hectares 

Zone: B8 

Method of Sale: Vacant land - ranging from 2000m² to 6 hectare sites. 

Comments: Master planned industrial development catering for a 

broad range of users. 4 stages. 

Developer/Owner: John Sax & Inky Tulloch joint venture 

 

Airport Business Park 

Category Development 

Location: Russley Road, Russley 

Area: 1.3213 hec (approx) 

Zone: B4 

Method of Sale: Design build - lease 

Comments: Well established 

Developer/Owner: Airport Business Park Christchurch Ltd 

 

Calder Stewart Airspace 

Category Development 

Location: Russley Road, Harewood 

Area: 16.0383 hectares 

Zone: Special Purpose Airport Zone (SPAZ) 

Method of Sale: Design build own or lease 

Comments: 16 sites, airport related activities only subject to any 

amendment through PC84, good geotech 

Developer/Owner: Calder Stewart Industries Ltd 

 

Dakota Park & Mustang Park 

Category Development 

Location: Russley Road, Harewood 

Area: 80 hectares – Dakota Park 

 30.5 hectares (approx.) – Mustang Park 

Zone: Special Purpose Airport Zone (SPAZ) 
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Method of Sale: Design build - lease 

Comments: Airport related activities only, subject to any 

amendment through PC84, good geotech 

Developer/Owner: Christchurch International Airport Ltd 

 

The Tait Foundation 

Category Development 

Location: Wooldridge Road, Harewood 

Area: 10.3295 hectares (including neighbouring property 

which is part of zone change) 

Zone: Mix of B4 & B4T 

Method of Sale: Not known 

Comments: Large campus style office accommodation. 

Developer/Owner: The Tait Foundation 

 

Ex Bridgestone Site, 48 – 60 Langdons Road, Papanui 

Category Development 

Location: Langdons Road, Papanui 

Area: 9.4578 hectares 

Zone: Mix of B4 & B5 

Method of Sale: Mixed – design & build 

Comments: Part of the site is being developed by Luneys and 

being marketed as Northfield Business Park. 

Developer/Owner: Environ Projects Ltd - Ken Wimsett (Auckland) 

 

Ex Belfast Freezing Works 

Category Development 

Location: 55 – 61 Belfast Road, Belfast 

Area: 22.5444 hectares 

Zone: B5 with a portion of B4 

Method of Sale: Vacant sites 

Comments: Currently occupied by Silver Fern Farms (freezing 

works) together with a number of businesses utilising 

basic warehouse accommodation.  The improvements 

are now at the end of their effective economic life and 

are to be demolished.  The proposal is to clear the 
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site and subdivide to provide vacant industrial land for 

sale. 

Developer/Owner: Belfast Business Park Ltd (Simon Henry) 

 

Izone  

Category Development 

Location: Rolleston, Selwyn District 

Area: Balance of Stage 6 – 20 hectares 

Area: Proposed Stage 7 – 33 hectares (approx.) 

Area: Future development – 114 hectares 

Zone: B2A and Inner Plains 

Method of Sale: Vacant sites 

Comments: Izone has been developed in stages since the mid 

2000’s and has been particularly popular in the post-

earthquake environment.  Future land has been set 

aside for development as demand dictates. 

Developer/Owner: Selwyn District Council & Hughes Developments Ltd 
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	7.12 I do not agree.  In my opinion, it is important to place the 15,000m2 proposed over 10 – 20 years against the scale of office build taking place now within the CBD and likely to take place over that period of time.  The Council have made provisio...
	7.13 In my opinion, the site is also suitable for a broad range of more conventional office accommodation.  Operators may choose to establish on the site for the following reasons:
	(a) access to labour force;
	(b) affordability;
	(c) location;
	(d) clustering with like businesses; and
	(e) perception of superior ground conditions and low natural disaster risk.

	7.14 I consider that the site would be particularly desirable as a location providing clustering opportunities and provision of affordable space for smaller and start-up businesses.
	7.15 I understand that the site has a relatively low water table together with relatively sound geotechnical ground conditions.  These factors allow for conventional, and ultimately cost effective, building design and construction.  This combined with...
	7.16 In my report I was asked to comment on the proposed staging regime of 3,000m² by 2017, 8,000m² by 2022 and 12,000m² after 2022.  I analysed this regime by comparing it to a newly constructed office building in Lincoln Road in terms of scale and a...

	8. INDUSTRIAL LAND SUPPLY
	8.1 I was asked to provide analysis and comment on the supply of industrial land in Christchurch, likely take-up and the role of the MAIL site as part of that industrial land supply.
	8.2 I have reviewed current and proposed industrial land developments in the CCC catchment together with Izone in Rolleston.  These developments represent some 730 ha of land.  (This includes only one of the three Greenfields: Business areas in the LU...
	8.3 I detail the locations (excluding Izone) of these developments in the Appendix to my evidence.
	8.4 Many of the developments are now underway and partially developed.  The non-business zoned portions of land have been identified within the District Plan Review as “Industrial”.  The Inner Plains land associated with Izone was included in the LURP...
	8.5 My analysis of developments excludes the numerous vacant parcels of land which are zoned business but fall outside the boundaries of the current master-planned developments.
	8.6 The Christchurch City Council monitors the amount and take-up of industrial zoned land through their “Monitoring and Research Team”.
	8.7 The graph below records the number of hectares per annum that is converted from vacant to developed industrial land (as at August 2012).  The data excludes take-up from Selwyn and Waimakariri districts.  Izone is situated within Selwyn district.
	8.8 The average annual take-up rate from 1992 to 2012 is 23.42 ha per annum.
	8.9 Of particular interest is the average take-up from 2008 to 2012.  The average take up over this five year period fell significantly to 10.44 ha compared to the long term average of 23.42 ha.
	8.10 I am aware of relatively strong interest and numerous transactions taking place in Portlink, Wigram Business Park, Racecourse Road development, Hornby Quadrant, Waterloo Business Park and Glassworks Industry Park in recent times.  The take-up of ...
	8.11 I have analysed sales of vacant land from Izone and adjoining industrial land from 2003 to the end of 2014.  A total of 82.64 ha was sold over that period averaging 6.89 ha per annum.  Sales peaked in 2011 at some 15 ha.  I have excluded the sale...
	8.12 Adopting 23.42 ha from Christchurch and 6.89 ha from Rolleston, I conclude that approximately 30 ha of vacant land is taken up each year over the longer term.
	8.13 As previously mentioned, the land available for industrial development comprises some 730 ha.  This translates to some 25 years of supply.
	Annual vacant land sales
	8.14 An additional measure of land take–up is the historical purchase of vacant industrial land.  The selling/purchase of vacant land does not necessarily translate directly to take-up however over time provides a good indication of historical demand.
	8.15 We have sourced sales data within the CCC catchment area plus Rolleston from 2001 to the end of 2014.  The analysis does not include sales of land subject to the release of title (under development).
	8.16 Where a property had sold two or more times over the timeframe I have only included the most recent sale in our analysis.  Furthermore, our analysis excludes design build development whereby a developer owns the land and builds a “tailor-made” bu...
	8.17 The graph below records the combined total of all vacant industrial land sales in the CCC catchment and Rolleston over the period.
	8.18 The graph reveals a similar pattern to the CCC take-up rate data.  Steady growth through the early 2000s to a peak in 2004 and a general decline from 2009 as the global credit crisis took effect and impacted on New Zealand’s economy.  The more re...
	8.19 The table below records the combined total of all vacant industrial land sales in the CCC catchment and Rolleston together with the total number of sales and hectares per annum.
	8.20 The analysis of vacant land sales is useful in determining the level of annual investment in industrial land (circa $38 million per annum).  We can then look to current industrial land developments and the metre rates they are selling for to bett...
	8.21 The table below summarises the previously detailed current and proposed industrial land developments in the CCC catchment and Izone.
	8.22 The previous 14-year period has comprised approximately $530 million in vacant land investment.  The existing and proposed developments comprise approximately $1,450 million of available industrial land.  Much of this land is available for direct...
	8.23 The LURP identifies three additional Greenfields: Business areas in this part of the City.  I have included only the 10 ha Tait Industrial Park land in my analysis.  Should the other Greenfields: Business areas be developed to provide vacant indu...
	8.24 The table below summarises the three areas identified by the LURP and the likely combined value “as developed”.
	8.25 If all future Christchurch and Rolleston vacant land sales were confined to the three LURP blocks, the investment required to “sell down” the developments would equal all Christchurch and Rolleston sales from mid-2008 till end of 2014 which inclu...
	8.26 This analysis reveals the scale of land and investment required to take-up the various existing and proposed industrial land developments in Christchurch.
	8.27 It is difficult to gauge the future requirement and take-up of land.  The Christchurch rebuild has provided growth opportunities for this sector.  The rebuild will, however, ultimately come to an end.  Many construction related entities may scale...
	8.28 The current and proposed industrial land developments offer end users a broad range of options with regard to direct ownership, design build and leasing options.  There are minimal constraints (if any) on end users obtaining the ownership structu...
	8.29 I conclude that Christchurch and Rolleston have a significant supply of industrial land now, and well into the future.  At long term take-up rates, the supply will not be exhausted for some time.  Waimakariri District also has substantial industr...
	8.30 The supply and proposed supply of industrial land within close proximity to the subject property is substantial.  Areas include Mustang Park and airport land to the north and west, land identified in the LURP both north and south of the subject, ...
	8.31 I have analysed the supply of industrial land in Christchurch and Rolleston both present and proposed.  I have analysed long term take-up rates and purchase of industrial land, and made comments on the likely absorption of land in the short to me...
	8.32 Having considered these factors I consider that 7,500m2 of retail and 15,000m2 of offices will not have any adverse effect on industrial land supply in Christchurch generally, or northwest Christchurch in particular.
	8.33 I have been asked to consider whether, from a valuation perspective, the MAIL site as a whole, with 15,000m2 of offices, 7,500m² of retail, visitor accommodation, a supermarket, and up to 10,000m2 of trade suppliers, would be primarily industrial...

	9. CONCLUSION
	9.1 There will be demand for office activity which is not met by the CBD or KACs.  I consider that this demand could be met in alternative locations.  To address the potential for adverse effects on the CBD recovery, I recommend that office activities...
	9.2 There is sufficient industrial land supply to meet approximately 25 years demand.  I consider that enabling limited non-industrial activities on the MAIL site will not have an adverse effect on industrial land supply.
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